
 
  

Site Reference: BrP1  Site name: Upper Bell Lane Farm, AL9 6JN 
 
 
 
 

 

-  

Site details 

Settlement Bell Bar 

Ward Brookmans Park & Little 
Heath 

Site area 5.2ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassland used for 
grazing, bound by low 
hedges and trees. Some 
trees within the site. 

Surrounding land uses 
and character 

Bound by Bell Lane and 
the A1000. Residential 
immediately to the west 
and south. Farm/builders 
yard to the south west. 
Commercial and 
residential to the north. 
Two large residential 
plots and open fields 
beyond the A1000 to the 
east. Nursery to the north 
east.  

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential  
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R13 SSSI; R18 Air Quality; 
R19 Noise. Emerging Core Strategy: CS11 Protecting Critical Assets. 
NPPF: Section 11 ‘ Conserving and enhancing the natural 
environment'; Section 12 ‘Conserving and enhancing the historic 
environment’ 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bell Lane. Highway improvements to widen Bell Lane 
and provide a footway to the A1000 would be required. The 
promoter’s concept includes creation/ improvements to footpath 
and cycleway links to the village and schools on land within their 
ownership. 

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver. 

 Noise: The site is adjacent to the Great North Road so traffic 
noise is significant and likely to be intrusive.  

 Air: the site is located next to the Great North Road where there 
are regularly high levels of traffic. A monitoring site close to this 
location does at times show medium to high levels of air pollution. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 
 



 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site does not reside in a Landscape Character Area, being 
classed as part of the Brookmans Park urban area. 

 Site contains some areas of rough grassland which may provide 
habitat for reptiles. Pond in the north-west corner. Opportunities 
for habitat creation. 

 Two Grade II listed buildings adjacent to the site on Bell Lane, and 
a Grade II listed building within 150m north of the site on Bell 
Lane. Historic England consider that development of the site is 
unlikely to have an adverse impact on heritage assets 

 Air and noise pollution from the A1000 may affect residential 
amenity of any new dwellings 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Close to Brookmans Park which is a popular and well served village, 
so likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
100-150 dwellings (19-29 dph) 

Any known constraints None HELAA 
Scenario/methodology 

Between 2 and 6 ha so 30dph 
= 156 dwellings 

Achievability HELAA capacity 100 

Deliverability issues Highway improvements;  
Timing of wastewater 
infrastructure upgrades 

HELAA density 20dph 

Viability issues Cost of upgrading wastewater 
infrastructure 
 

Other comments Capacity restricted to 100 
dwellings on highway grounds. 
This reduced capacity would 
also allow for mitigation of 
heritage impacts and air and 
noise pollution without the 
need to further reduce 
capacity. 

Landowner timescales Within 5 years   
 

Conclusions  

Width of Bell Lane varies from 2.8m to 6m in places, with the southern stretch of Bell Lane particularly narrow.  Bell 
Lane wraps around the southern and western boundaries of the site. Therefore, land within BrP1 could be used to 
widen the carriageway of Bell Lane, with the exception of the south west corner and northern stretch of Bell Lane 
which are already 4.8m wide at their narrowest. If Bell Lane were widen to 4.8m for its full length then the site could 
accommodate a maximum of 100 dwellings. Routes for cyclists and pedestrians could be provided using land 
elsewhere within the promoter’s ownership as well as improvements to the wider network. Improvements to bus 
stops on the A1000 are possible via land also controlled by the site promoter.  
 
Notwithstanding the presence of the farm and commercial development on the south west corner of Bell lane, the 
site and Bell Lane make a significant contribution to the setting of the two Grade II listed buildings which adjoin Bell 
Lane. Development of the site and associated highway improvements (widening, provision of footway) required to 
support it would alter the character of the area. It is considered that this impact could be mitigated by reproducing 
retaining deep and well planted roadside verges which adjoin the site, and by setting back the frontage of residential 
units, in order to create a buffer which maintains the sylvan character of Bell Lane. This would require reducing the 
capacity of site. Suitable siting, layout and design could further help to mitigate impacts so they do not give rise to 
substantial harm to the heritage assets. 
 
At planning application stage, air quality and noise surveys and reports would be required to demonstrate that 
appropriate mitigation measures can deliver a residential development with healthy internal and external 
environments that satisfy the requirements of the local planning authority.  
 
Delivery is estimated to be within 5 years if wastewater upgrades are designed and delivered in time depending on 
the wider need for upgrades to wastewater infrastructure associated with the overall quantum of development that 
would be served by Maple Lodge STW, otherwise 6-10 years may be more realistic. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



 

 
 

Site Reference: BrP2  Site name: Land North East of Great North Road, AL9 6ND 
. 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 1.5ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassland/agriculture, 
open field bound by trees 
and hedgerows to the 
south and west, 
residential property 
boundary to the north, 
and a mixed/open 
hedgerow to the east. 

Surrounding land uses 
and character 

Residential, nursery and 
open fields to the north, 
open fields to the east, 
open fields and BPTS to 
the south, open field 
(BrP1) to the west 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R18 Air Quality; R19 Noise; 
RA Landscape Character Area. Emerging Core Strategy: CS11 
Protection of Critical Assets. NPPF: Section 11 ‘Conserving and 
enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 A new access direct from the A1000 would be required 

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver. 

 Noise: The site is adjacent to the Great North Road so traffic 
noise is significant and likely to be intrusive.  

 Air: the site is located next to the Great North Road where there 
are regularly high levels of traffic. A monitoring site close to this 
location does at times show medium to high levels of air pollution. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Within North Mymms Common and Newgate Street Farmed Plate 
Landscape Character Area 51: the only characteristic the site 
shares with the character area is that it has a well treed boundary 
to the west and south, and that it adjoins the transmitting station. 

 Site contains grassland and is bordered by thick hedgerows, with 
potential for protected birds in trees and hedgerows. Opportunities 
for grassland management / creation. 

 Air and noise pollution from the A1000 may affect residential 
amenity of future occupants 



 
 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Close to Brookmans Park which is a popular and well served village, 
so likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 43 dwellings (30dph) 

Any known constraints None HELAA 
Scenario/methodology 

< 2ha so 40dph = 60 
dwellings   

Achievability HELAA capacity 0 

Deliverability issues Access directly from the 
A1000;  Timing of wastewater 
infrastructure upgrades 

HELAA density N/a 

Viability issues Cost of upgrading wastewater 
infrastructure 
 

Comments Capacity is nil as the site 
is considered unsuitable 
on highway grounds 

Landowner timescales Within 5 years   
 

Conclusions  

Access to the site would be from the A1000. In principle, the highways authority resists new direct access points 
onto Main Distributor road unless there are exceptional circumstances. If access to a main distributor is required, 
early consultation with HCC will be necessary to obtain agreement and to determine design requirements. However, 
the design principles of any junction would be onerous in order to demonstrate that no delays would occur on the 
network. Furthermore, the highways authority is concerned that any new access would be opposite existing 
junctions. As such, significant uncertainty surrounds this fundamental constraint to developing the site and there is 
insufficient evidence to conclude that suitable access could be achieved. The site is therefore considered unsuitable 
and unachievable.  
 
If the site were to be allocated for development, air quality and noise surveys and reports would be required at 
planning application stage to demonstrate that appropriate mitigation measures can deliver a residential 
development with healthy internal and external environments that satisfy the requirements of the local planning 
authority.  
 

Suitable No Available Yes Achievable No Deliverability 
timescale 

N/a 



 

Site Reference: BrP4  Site name: Land West of Brookmans Park, AL9 7SS 

  

-  

Site details 

Settlement Brookmans Park 

Ward Welham Green & Hatfield South 

Site area 20.2 ha 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agricultural, bound by 
trees and hedgerows, 
sloping down to river 

Surrounding land 
uses and character 

Railway to the east with 
Brookmans Park beyond; 
River and open fields to 
the south; woodland to the 
west with open fields and 
Water End beyond; open 
fields to the north with 
Welham Green beyond 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability 
considerations 

Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green Belt; 
IM2 (Planning Obligations) and Planning Obligations SPD; RA10 Landscape 
Character Area; R6 River Corridors; R7 Protection of Ground and Surface Water;  
R11 Biodiversity and Development; R13 SSSI; R15 Wildlife Site; R17 Trees, 
Hedgerow and Woodland; R19 Noise. Emerging Core Strategy: CS1 Protecting 
Critical Assets. NPPF: Section10 ‘Flooding and Climate Change’; Section 11 ‘ 
Conserving and enhancing the natural environment' 

Physical constraints: 

 Access to the site 

 Infrastructure 
location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Station Road.  

 Facilitating movement across the railway would require a new footbridge for 
pedestrians/cyclists. Feasibility and acceptability to the highways authority 
and Network Rail has been demonstrated in principle. 

 Thames Water have no concerns should this site come forward in isolation, 
however, if BrP6, 9 and/or 10 also come forward to deliver over 300 dwellings 
in total, then proposals would need to be looked at holistically to determine 
what would be required to serve the proposed numbers. 

 Site is within GSPZ Inner Zone (Zone 1) – most sensitive zone  

 Site adjoins the Ray Brook to the south. 94.8% of the site is within Flood 
Zone 1; 5.2% is within Flood Zone 2; 4.7% is within Flood Zone 3a; 4.4% is 
within Flood Zone 3b 

 Surface water runoff route runs north-south to the Ray Brook in the eastern 
area of the site. Surface water runoff also pools alongside Bradmore Lane, 
and is shown to flow north into the adjacent field and overland flow route 
onwards to Station Road 

 The Eastern boundary of the site is adjacent to the railway line so noise 
pollution is likely to be significant. 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Landscape Character Area Mimmshall Valley 29: site and its immediate 
surrounds demonstrate all of the key characteristics of the character area 
(organic field pattern of small woodland blocks and fenced pasture, mixed 
farming, major transport corridor,  water related features, valley slopes and 
floor, urban influence) 

 Site adjoins Brick Kiln Wood Local Wildlife site (WS144) and ancient 
woodland (1964) and TPO Wood 86 which would need to be buffered; within 
400m of Water End SSSI; potential for habitat creation.  

 Site is within 300m of Grade II listed Potterells Walled Gardens and House 

 Residential amenity is likely to be affected by noise from the railway. 

 Public right of way runs north-south through the eastern area of the site 

Contribution to regeneration 
priority areas 

None 



 

 

Likely market attractiveness 
for the use proposed 

Close to Brookmans Park which is a popular and well served village, so likely to 
be attractive to the market. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
255-297 dwellings (13-15dph on 20.1ha, or 
30-35dph on 8.5ha developable area). 
Potential for 2FE primary school. 

Any known constraints None HELAA 
Scenario/ 
methodology 

> 6ha so 25dph = 504 dwellings 

Achievability HELAA 
capacity 

300 dwellings 

Deliverability 
issues 

Provision of new footbridge would 
require legal agreement with third 
parties. Land for the bridge is outside 
of site promoter’s control;  Timing of 
wastewater infrastructure upgrades  

HELAA 
density 

16.5dph on a max 18.2ha developable area 

Viability 
issues 

Provision of new footbridge; Cost of 
upgrading wastewater infrastructure 
(if required) 
 

Comments The maximum capacity of the site is 455 
dwellings (18.2ha at 25dph). However, it is 
restricted to 300 dwellings on highway 
grounds. If a primary school were to also 
come forward on the site, then capacity 
would need to be revisited. 

Landowner 
timescales 

Within 5 years 

Conclusions  

Access to the site would be from Station Road; however, highway improvements to Station Road would be required 
to improve visibility and safety of the bend leading to the railway bridge.  Land to deliver these improvements is 
within the gift of the site promoter.  A secondary access from Bradmore Lane has been indicated by the site 
promoters; however the current width of Bradmore Lane is too narrow to serve a major access, as per the highway 
authority’s design standards, without significant highway upgrades along the full stretch of the road which would 
change its character from a rural country lane to a suburban road. The capacity of the site is limited to 300 
dwellings, the maximum that can be served by a single major access point. In order provide pedestrian and cyclist 
access from the site into Brookmans Park that meets the highway authority’s standards, a new footbridge across the 
railway would be required. This is because the footway across the existing road bridge is too narrow and there is no 
room within the limits of the bridge to widen it, and the existing footbridge associated with the railway station is not a 
public right of way. Initial discussions between the site promoter, network and the highways authority indicate that 
the principle of a new footbridge is acceptable, subject to further feasibility, technical and legal work. However, no 
agreement is currently in place and whilst all parties are willing in principle, a degree of uncertainty exists over 
timescales for delivery. 
 
Previous assessments for the site indicated that approximately 3.5% or 0.7ha of the site fell within Flood Zones 2 
and 3. The 2015 SFRA Level 2 assessment of the site, which uses more refined modelling than the national Flood 
Map for Planning, indicates that 5.2% of the site falls within Flood Zone 2 and/or 3. It would be feasible to keep the 
footprint of development within Flood Zone 1 following a sequential approach to site layout, should the site be 
allocated for development. As such, the area within Flood Zones 2 and 3 (1ha) has been deducted when calculating 
the potential capacity of the site, rather than rendering the site unsuitable on fluvial flood risk grounds. If residential 
development is sited within Flood Zone 3a the Exception Test would need to be applied. Surface water flood risk 
within the site could be suitably managed using sustainable drainage systems (SuDS). Given the site’s location 
within an Inner GSPZ, SuDS for runoff from roads, car parking and public or amenity areas should be suitably 
designed and the requisite number of treatment stages incorporated to prevent groundwater pollution.  
 
In line with Natural England’s guidance, Brick Kiln Ancient Woodland (which is also a wildlife site and covered by a 
TPO) would need a minimum 15m buffer. A buffer area could also form part of wider landscape and ecological 
mitigation/enhancements within the site, as indicated by the site promoter. A 15m buffer area (0.1ha) has been 
factored into the assessed capacity. Residential development of this site also has the potential to impact upon 
Water End SSSI. Development will need to ensure any impacts are avoided or mitigated. Historic England has not 
raised concerns regarding impacts upon Potterells Grade II listed complex. Given the woodland and hedgerows 
between the site and Potterells it is considered that no substantial harm would arise. 
 
The site is likely to be affected by significant levels of noise pollution, given the proximity of the railway. At planning 
application stage, a noise survey and report would need to demonstrate that appropriate mitigation measures can 
deliver a residential development with a healthy internal and external environmental that satisfies the requirements 
of the local planning authority. Timescales for delivery may be affected by progress on agreeing the technical and 
legal framework for the new footbridge, and delivery on any necessary wastewater upgrades. For this reason, 
delivery estimate is 0-10 years. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



 

Site Reference: BrP6  Site name: Land at Bluebridge Road, AL9 7UL 
Resid 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 12.3ha 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land use/ character Agricultural field, slopes down from 
south to north  

Surrounding land 
uses and character 

Ray Brook adjoins the site to the north 
with residential beyond; Bluebridge 
Road bounds the site to the east, with 
equestrian/agriculture, and Gobions 
Wood HPG beyond; Hawkshead Road 
bounds the site to the south with open 
fields beyond; ECML railway bounds 
the site to the west with open fields and 
RVC campus beyond 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; RA10 
Landscape Character Area; R6 River Corridors; R7 Protection of Ground and 
Surface Water;  R11 Biodiversity and Development; R13 SSSI; R17 Trees, 
Hedgerow and Woodland; R19 Noise. Emerging Core Strategy: CS1 
Protecting Critical Assets. NPPF: Section10 ‘Flooding and Climate Change’; 
Section 11 ‘ Conserving and enhancing the natural environment' 

Physical constraints: 

 Access to the site 

 Infrastructure location/ 
capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bluebridge Road. Any proposed secondary access onto 
Hawkshead Road would need demonstrate it provide betterment to the 
highway network. Point at which the road crosses the Ray Brook is shown 
to be within Flood Zone 3a. Highway improvements to address this may 
be required. Provision of new or improved routes across the Ray Brook to 
the village centre for pedestrians and cyclists would be required  

 Thames Water have no concerns should this site come forward in 
isolation, however, if BrP4, 9 and/or 10 also come forward to deliver over 
300 dwellings in total, proposals would need to be looked at holistically to 
determine what would be required to serve the proposed numbers. 

 The Eastern boundary of the site is adjacent to the railway line so noise 
pollution is likely to be significant. 

 Northern area of the site falls within GSPZ Inner Zone (Zone 1) – most 
sensitive zone  

 Site adjoins the Ray Brook to the north. 95.1% of the site is within Flood 
Zone 1; 4.9% is within Flood Zone 2; 3.2% is within Flood Zone 3a; 2.5% 
is within Flood Zone 3b 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Landscape Character Potters Bar Parklands 54b: site and its immediate 
surrounds demonstrate some of the key characteristics of the character 
area (relic estate planting and landscape features, urban edge influences, 
ridgelines and valleys, open views, mixed farming) 

 Scattered trees within the site and along the southern boundary, 19 of 
which are protected by TPOs and are prominent in the landscape. Within 
1250m of Water End SSSI. Opportunities for grassland creation. 

 Gobions Registered Historic Park and Garden is 23m to the east, 
separated by Bluebridge Road and BrP9/10. 

 Residential amenity is likely to be affected by noise from the railway. 

 Public right of way runs along the western and northern boundaries 



 
 

 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Close to Brookmans Park which is a popular and well served village, so is 
likely to be attractive to the market 

 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
225-300 dwellings (18-25dph). 
Potential for 2FE primary school. 

Any known constraints None HELAA Scenario/ 
methodology 

> 6ha so 25dph = 307 dwellings 

Achievability HELAA capacity 234 dwellings 

Deliverability issues Access for pedestrians and 
cyclists across the Ray Brook 
not within promoter’s 
ownership. Bridge widening 
would be subject to further 
analysis;  Timing of 
wastewater infrastructure 
upgrades (if required) 

HELAA density 
 
 
 
 

20dph on 11.7ha developable area 

Viability issues 
 
 
 
 
 
Landowner timescales 
 

Provision of access across 
Ray Brook;  Cost of upgrading 
wastewater infrastructure (if 
required) 
 
 
Within 5 Years 
 

Comments Developable area reduced to 
discount flood zone 2 and 3 (0.6ha). 
Density reduced to account for 
noise buffer and retention/buffering 
of TPO trees within the site If a 
primary school were to also come 
forward on the site, then capacity 
would need to be revisited. 

 

Conclusions  

Suitable vehicular access from Bluebridge Road to serve up to 300 dwellings is possible, however improvements to 
the bridge crossing the Ray Brook are likely to be required to mitigate flood risk and facilitate safe pedestrian and 
cyclist access into the village. Part of the land to deliver these improvements is highway land and outside of the 
control of the promoter, however potential solutions may exist subject to further analysis and detailed design 
 
Previous assessments for the site indicated that approximately 8% or 1ha of the site fell within Flood Zones 2 and 3. 
The 2015 SFRA Level 2 assessment of the site, which uses more refined modelling than the national Flood Map for 
Planning, indicates that 4.9% or 0.6ha of the site falls within Flood Zone 2 and/or 3. It would be feasible to keep the 
footprint of development within Flood Zone 1 following a sequential approach to site layout, should the site be 
allocated for development. As such, the area within Flood Zones 2 and 3 (1ha) has been deducted when calculating 
the potential capacity of the site, rather than rendering the site unsuitable on fluvial flood risk grounds. If residential 
development is sited within Flood Zone 3a the Exception Test would need to be applied. Given the northern area of 
the site is located within an Inner GSPZ and surface water from the site would be directed towards this area, the 
SuDS for surface water runoff from roads, car parking and public or amenity areas should be suitably designed and 
the requisite number of treatment stages incorporated to prevent the pollution of groundwater. 

A number of trees within the site and on the southern boundary are covered by TPOs. These should be retained 
and buffered should the site be allocated.  Residential development of this site also has the potential to impact upon 
Water End SSSI. Development will need to ensure any impacts are avoided or mitigated. 

Historic England considers that development of this site is unlikely to have an adverse impact on Gobions 
Registered Historic Park and Garden. 

The site is likely to be affected by significant levels of noise pollution, given the proximity of the railway adjoins the 
western boundary of the site exposing a large area of the site to potentially significant noise levels.  At planning 
application stage, a noise survey and report would need to demonstrate that appropriate mitigation measures can 
deliver a residential development with a healthy internal and external environmental that satisfies the requirements 
of the local planning authority. For this reason, the density of the site has been reduced to 20dph to reflect the need 
for buffering and other mitigation measures.  

Timescales for delivery of any necessary improvements to the bridge over the Ray Brook, which at this stage have 
not been explored or evidenced in detail, may affect timing of delivery of the site. Further, if wastewater upgrades 
are required these may be delivered within 5 years, however 6-10 years may be more realistic depending on the 
wider need for upgrades to wastewater infrastructure associated with the overall quantum of development that 
would be served by Maple Lodge STW. For this reason, delivery estimate is 0-10 years. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



 

 
  

Site Reference: BrP9   Site name: Friday Grove, AL9 7SX 
. 

 
 
 
 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 7.6ha 

Site context 

Green Belt Yes 

Previously 
developed 

No  

Land 
use/character 

Agricultural/grazing. Mosaic of 
grassland, mature hedgerows and 
tree belts 

Surrounding 
land uses and 
character 

Woodland and grassland to the 
north and east; grassland and 
equestrian yard to the west; 
Hawkshead Road with open fields 
beyond to the south.  

Site promotion 

Source of promotion Landowners 

Land use promoted Residential 
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Site suitability 
considerations 

Comments 

Policy constraints: 

 Adopted Development 
Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green Belt; 
IM2 (Planning Obligations) and Planning Obligations SPD; RA10 Landscape 
Character Area; R7 Protection of Ground and Surface Water; R11 Biodiversity and 
Development; R13 SSSI; R15 Wildlife Sites; R17 Trees, Hedgerow and Woodland; 
R28 Historic Parks and Gardens; Emerging Core Strategy: CS1 Protecting Critical 
Assets. NPPF: Section 11 ‘ Conserving and enhancing the natural environment', 
Section 12 ‘Conserving and enhancing the historic environment’ 

Physical constraints: 

 Access to the site 

 Infrastructure 
location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bluebridge Road. Point at which the road crosses the Ray Brook 
is shown to be within Flood Zone 3a. Highway improvements to address this 
may be required. Provision of new or improved routes across the Ray Brook to 
the village centre for pedestrians and cyclists would be required  

 Thames Water have no concerns should this site come forward in isolation, 
however, if BrP9, 6 and/or 4  also come forward to deliver over 300 dwellings 
in total, then proposals would need to be looked at holistically to determine 
what would be required to serve the proposed numbers. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

 Northern area of the site falls within GSPZ Inner Zone (Zone 1) – most 
sensitive zone  

 
 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Landscape Character Potters Bar Parklands 54b: site and its immediate 
surrounds demonstrate some of the key characteristics of the character area 
(relic estate planting and landscape features, areas of recreation, urban edge 
influences, ridgelines and valleys, open views, mixed farming) 

 Ancient Woodland (19203), Local Wildlife Site Gobions Wood (WS158) and 
TPO Wood 16 adjoin the site to the north. Development would impact upon 
what could be older grassland immediately adjacent to Gobions Wood. Within 
1750m of Water End SSSI. 

 Adjoins Gobions Registered Historic Park and Garden. Historic England 
recommends that this site is not brought forward for development due to harm 
to the setting of the park and garden. 

 Public right of way along the northern boundary 
 



 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Close to Brookmans Park which is a popular and well served village, so is likely to 
be attractive to the market 

 

Availability Site capacity 
Site ownership Joint landowners Promoted by landowner 196 dwellings (26dph. Pro 

rata of 300 promoted 
across BrP9 and 10) 

Any known constraints None HELAA 
Scenario/methodology 

> 6ha so 25dph = 190 
dwellings 

Achievability HELAA capacity 0 

Deliverability issues Access for pedestrians and 
cyclists across the Ray Brook 
not within promoter’s 
ownership. Bridge widening 
would be subject to further 
analysis;  Timing of 
wastewater infrastructure 
upgrades (if required) 

HELAA density Nil 

Viability issues Provision of access across 
Ray Brook;  Cost of upgrading 
wastewater infrastructure (if 
required) 

Comments Capacity is nil as the site 
is unsuitable due to 
substantial impact upon 
Gobions Registered 
Historic Park and Garden 
and ecological assets 
within and adjoining the 
site 

Landowner timescales Within 5 years   
 

Conclusions  

The site by itself is not contiguous with the urban boundary of Brookmans Park, with site BrP10, a residential 
property and a Local Wildlife Site in the intervening gap. 
 
Suitable vehicular access from Bluebridge Road to serve up to 300 dwellings from a single point of access is 
possible, however improvements to the bridge crossing the Ray Brook are likely to be required to mitigate flood risk 
and facilitate safe pedestrian and cyclist access into the village. Land to deliver these improvements is outside of 
the control of the promoter; however potential solutions may exist subject to further analysis and detailed design 
 
The site provides a network of grassland and mature hedgerows/tree belts that supports the ecology of Gobions 
Wood local wildlife site (and the Woodland TPO Wood) which border the site to the north, and there is potentially 
older grassland within the site.  The site is also part of Raybrook Farm Meadow Ecosite. As such, development of 
this site is likely to have an impact upon ecology within and adjoining the site and Herts Ecology recommend that 
development should not come forward on this site or BrP10 which adjoins it. However, the site promoter indicates 
that the land has been used for equestrian use and grazing, which may have already degraded the ecological value 
of this site. If the site were to be allocated, surveys to establish the ecological value of the site and its relationship 
with protected ecological assets, and an analysis of whether mitigation measures to protect that ecology would be 
sufficient, would be required. Residential development of this site also has the potential to impact upon Water End 
SSSI. Development would need to ensure any impacts on Water End SSSI are avoided or mitigated. 
 
Given the northern area of the site is located within an Inner GSPZ and surface water from the site would be 
directed towards this area, any SuDS for surface water runoff from roads, car parking and public or amenity areas 
should be suitably designed and the requisite number of treatment stages incorporated to prevent the pollution of 
groundwater. 
 
The site adjoins Gobions Registered Historic Park and Garden and is important to the setting of the park and 
garden. Substantial harm to the park and garden’s setting is likely to arise from development of this site. It is 
therefore considered unsuitable on these grounds. 
 

Suitable No Available Yes Achievable Yes Deliverability 
timescale 

N/a 



 

Site Reference: BrP10   Site name: Raybrook Farm, AL9 7SX 
. 

 
 
 
 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 4ha 

Site context 

Green Belt Yes 

Previously 
developed 

In part  

Land 
use/character 

Livery and grassland used for 
grazing. Mature trees and 
hedgerows along all boundaries  

Surrounding 
land uses and 
character 

Residential properties (Brook 
House and Raybrook Farm) lie to 
the north and south of the Livery 
buildings along Bluebridge Road. 
Open grassland and woodland to 
the north and east, with 
Brookmans Park further to the 
north. Agricultural fields to the 
west and south.  

Site promotion 

Source of promotion Landowners 

Land use promoted Residential 
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Site suitability 
considerations 

Comments 

Policy constraints: 

 Adopted Development 
Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green Belt; 
IM2 (Planning Obligations) and Planning Obligations SPD; RA10 Landscape 
Character Area; R6 River Corridors; R7 Protection of Ground and Surface Water;  
R11 Biodiversity and Development; R13 SSSI; R15 Wildlife Sites; R17 Trees, 
Hedgerow and Woodland; R28 Historic Parks and Gardens; Emerging Core 
Strategy: CS1 Protecting Critical Assets. NPPF: Section10 ‘Flooding and Climate 
Change’; Section 11 ‘ Conserving and enhancing the natural environment', Section 
12 ‘Conserving and enhancing the historic environment’ 

Physical constraints: 

 Access to the site 

 Infrastructure 
location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bluebridge Road. Point at which the road crosses the Ray Brook 
is shown to be within Flood Zone 3a. Highway improvements to address this 
may be required. Provision of new or improved routes across the Ray Brook to 
the village centre for pedestrians and cyclists would be required  

 Thames Water have no concerns should this site come forward in isolation, 
however, if BrP4, 6 and/or BrP9 also come forward to deliver over 300 
dwellings in total, then proposals would need to be looked at holistically to 
determine what would be required to serve the proposed numbers. 

 Northern area of the site falls within GSPZ Inner Zone (Zone 1) – most 
sensitive zone  

 Site adjoins the Ray Brook to the north. 95.1% of the site is within Flood Zone 
1; 4.9% is within Flood Zone 2; 3% is within Flood Zone 3a; 2.3% is within 
Flood Zone 3b 

 Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Landscape Character Potters Bar Parklands 54b: site and its immediate 
surrounds demonstrate some of the key characteristics of the character area 
(relic estate planting and landscape features, areas of recreation, urban edge 
influences, ridgelines and valleys, open views, mixed farming) 

 Adjoins Local Wildlife Site Moffats Meadow (WS150) and Group TPO to the 
north, and Gobions Wood Ancient Woodland (19203), Local Wildlife Site 
(WS158) and Woodland TPO to the east. Development would impact upon 
what could be older grassland immediately adjacent to Gobions Wood and 
Moffats Meadow. Within 1500m of Water End SSSI. 

 Adjoins Gobions Registered Historic Park and Garden. Historic England 
recommends that this site is not brought forward for development due to harm 
to the setting of the park and garden. 

 Public right of way within the northern part of the site 
 



 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Close to Brookmans Park which is a popular and well served village, so is likely to 
be attractive to the market 

 

Availability Site capacity 
Site ownership Joint landowners Promoted by landowner 104 dwellings (26dph. Pro 

rata of 300 promoted 
across BrP9 and 10) 

Any known constraints None HELAA 
Scenario/methodology 

Between 2 and 6ha so 
30dph = 120 dwellings 

Achievability HELAA capacity 0 

Deliverability issues Access for pedestrians and 
cyclists across the Ray Brook 
not within promoter’s 
ownership. Bridge widening 
would be subject to further 
analysis;  Timing of 
wastewater infrastructure 
upgrades (if required) 

HELAA density Nil 

Viability issues Provision of access across 
Ray Brook; Cost of upgrading 
wastewater infrastructure (if 
required) 

Comments Capacity is nil as the site 
is unsuitable due to 
substantial impact upon 
Gobions Registered 
Historic Park and Garden 

Landowner timescales Within 5 years   
 

Conclusions  

The site by itself is not contiguous with the urban boundary of Brookmans Park, with a residential plot and Local 
Wildlife Site in the intervening gap. 
 
The site provides grassland habitat that supports the ecology of Moffats Meadow and Gobions Wood local wildlife 
sites (and the Group and Woodland TPOs) which border the site to the north and east, and there is potentially older 
grassland within the site. The site is also part of Raybrook Farm Meadow Ecosite. As such, development of this site 
is likely to have an impact upon ecology within and adjoining the site and Herts Ecology recommend that 
development should not come forward on this site or BrP9 which adjoins it. However, the site promoter indicates 
that the land has been used for equestrian use and grazing, which may have already degraded the ecological value 
of this site. If the site were to be allocated, surveys to establish the ecological value of the site and its relationship 
with protected ecological assets, and an analysis of whether mitigation measures to protect that ecology would be 
sufficient, would be required. Residential development of this site also has the potential to impact upon Water End 
SSSI. Development would need to ensure any impacts on Water End SSSI are avoided or mitigated. 
 
Suitable vehicular access from Bluebridge Road to serve up to 300 dwellings from a single point of access is 
possible, however improvements to the bridge crossing the Ray Brook are likely to be required to mitigate flood risk 
and facilitate safe pedestrian and cyclist access into the village. Land to deliver these improvements is outside of 
the control of the promoter; however potential solutions may exist subject to further analysis and detailed design. 
 
Previous assessments for the site indicated that approximately 5.75% or 0.23ha of the site fell within Flood Zones 2 
and 3. The 2015 SFRA Level 2 assessment of the site, which uses more refined modelling than the national Flood 
Map for Planning, indicates that 4.9% of the site falls within Flood Zone 2 and/or 3. It would be feasible to keep the 
footprint of development within Flood Zone 1 following a sequential approach to site layout, should the site be 
allocated for development. As such, the area within Flood Zones 2 and 3 (1ha) has been deducted when calculating 
the potential capacity of the site, rather than rendering the site unsuitable on fluvial flood risk grounds. If residential 
development is sited within Flood Zone 3a the Exception Test would need to be applied. Given the northern area of 
the site is located within an Inner GSPZ and surface water from the site would be directed towards this area, any 
SuDS for surface water runoff from roads, car parking and public or amenity areas should be suitably designed and 
the requisite number of treatment stages incorporated to prevent the pollution of groundwater. 
 
The site adjoins Gobions Registered Historic Park and Garden and is important to the setting of the park and 
garden. Substantial harm to the park and garden’s setting is likely to arise from development of this site. It is 
therefore considered unsuitable on these grounds. 

Suitable No Available Yes Achievable Yes Deliverability 
timescale 

N/a 



 

Site Reference: BrP12 Site name: Peplins Wood, AL9 7QZ 

.  

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little Heath 

Site area Scenario 1 - 12.15 ha  
Scenario 2 - 8 ha 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Meadow/pasture. Open 
field bounded by 
woodland, tree belts and 
residential curtilage. 
Undulating topography, 
with land generally falling 
away to the south west  

Surrounding land 
uses and character 

Ancient woodland to north, 
golf course to the east, 
residential estate to the 
south and the East Coast 
Main Line to the west. 
Topography is gently 
undulating.  

Site promotion 
Source of promotion Landowner and agent 

Land use promoted Residential/mixed use 
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; RA10 
Landscape Character Area; R6 River Corridors; R11 Biodiversity and 
Development; R13 SSSI; R15 Wildlife Site; R17 Trees, Hedgerow and 
Woodland; R19 Noise. Emerging Core Strategy: CS11 Protection of 
Critical Assets. NPPF: Section 10 ‘Climate Change and Flooding’; Section 
11 ‘Conserving and enhancing the natural environment’;  

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access: Access can be achieved via Bradmore Way. Point of access 
would cross an unnamed Ordinary Watercourse.  

 Undulating topography  

 Flood risk: 96% of the larger site (Scenario 1) is within Flood Zone 1. 
The southern site boundary runs parallel to an unnamed Ordinary 
Watercourse, with the larger site in this area falling within Flood Zones 
3b (3.1%), 3a (3.5%) and 2 (4%).   

 Noise levels within the western area of the site are likely to be 
significant as site is within 75m of the East Coast Main Line. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area Potters Bar Parkland 54a: whilst not typical 
of the parkland character elsewhere within the character area, the site 
demonstrates some of the characteristics (urban edge and open 
views). Ancient woodland bounds the site along its northern boundary 
forming a prominent feature within the wider landscape. Pocket of 
woodland in the south east corner, and established trees and 
hedgerows along the southern and eastern boundaries are also 
prominent in the landscape.  Openness of the golf course to the east is 
a significant part of the wider landscape 

 Nature conservation:  Adjoins  Peplin’s Wood Local Wildlife Site 
(WS146) and Ancient Woodland (1793); within 450m of Water End 
SSSI; within 500m of Great Crested Newt breeding pond;  

 Amenity of future occupants within the western area of the site is likely 
to be impacted by significant noise levels due to proximity of the 
ECML.  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Developer promotion. There are no significant physical or environmental 
constraints that would affect attractiveness. 



 
 

Availability Site capacity 
Site ownership Landowner Promoted by 

landowner 
Scenario 1 (promoter’s preference): 
112 dwellings on 9.15 ha (12dph), 
plus 2 FE Primary School; and scout 
hut on approx 3 ha (12.15 ha total) 
 
 Scenario 2: 70 dwellings on 5.9 ha 
(12dph), plus care home and scout 
hut  on 1.6 ha and 15m woodland 
buffer (8 ha total) 
 

Any known constraints None HELAA 
scenario/ 
methodology 

Scenario 1: >7ha so 25 dph = 228 
dwellings 
Scenario 2: Between 2 and 6ha so 30 
dph = 177 dwellings 
 

Achievability HELAA capacity Scenario 1: 110 dwellings on 7.65 ha 
Scenario 2: 110 dwellings on 5.4 ha 
 

Deliverability 
issues 
 
Viability 
issues 
 
 
Landowner 
timescales 

Timing of wastewater infrastructure 
upgrades 
 
Larger scheme 1 indicates primary 
school, but smaller scheme 2 does not 
 
 
Within 5 years 
 

HELAA density 
 
 
Other comments 

Scenario 1: 14dph 
Scenario 2: 20dph 
 
Reduced capacity (from 228 and 177 
respectively to 110 dwellings) reflects 
the capacity the highways authority 
consider acceptable on highway 
grounds, fluvial flood risk, a 15m 
woodland buffer for  Scenario 1, and 
possible need to buffer the ECML.  

Conclusions  

Accessed is proposed from Bradmore Way. The highway authority considers development of the site up to 110 
dwellings to be acceptable.  
 
Scenario 1 includes the concept of relocating the existing school on Bradmore Way to land within the site for a 2FE 
primary school, but no agreement is in place for re-provision. 
 
The 2015 SFRA Level 2 assessment of the site indicates that 4% of Scenario 1 (and 6% of Scenario 2) falls within 
Flood Zone 2 and/or 3. It would be feasible to keep the footprint of development within Flood Zone 1 following a 
sequential approach to site layout, should the site be allocated for development. As such, the area within Flood 
Zones 2 and 3 (0.5ha) can be deducted when calculating the potential capacity for  Scenarios 1 and 2, rather than 
rendering the site unsuitable on fluvial flood risk grounds. If residential development, the primary school or care 
home is sited within Flood Zone 3a the Exception Test would need to be applied. Design and construction of any 
structure within the Ordinary Watercourse to provide a vehicular and pedestrian crossing at the end of Bradmore 
Way would have to secure consent from the LLFA. Safe access and egress to the site in times of flood or heavy 
rainfall will need to be demonstrated.  
 
Site is of moderate ecological sensitivity due to its proximity to designated woodland, SSSI and known Great 
Crested Newt breeding pond, however this is not considered significant enough based on current information to 
render the site unsuitable on nature conservation grounds. Appropriate Great Crested Newt survey may be required 
as would consultation with Natural England at a planning application stage regarding the potential impact on Water 
End SSSI. Appropriate ecological impact mitigation will be required, including the use of a buffer to Peplin's Wood. 
The site promotion for Scenario 2 takes account of this by including a 15m buffer. However, Scenario 1 does not 
propose a 15m buffer in a similar fashion to Scenario 2. Should one be included it would take up approximately 1ha 
over and above areas set aside for the primary school/care home and scout hut 
 
Regarding noise from the ECML, there is no objection in principle following receipt of a noise report submitted in 
2015. The landowner / developer would need to undertake a noise survey and submit a noise report at the planning 
application stage to demonstrate that appropriate design, layout and mitigation measures can deliver a residential 
development with a healthy internal and external environment that satisfies the requirements of the local planning 
authority. At present, Scenario 1 and 2 proposes to site a primary school or care home, along with a scout hut, in 
the area of the site closest to the ECML. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
 



 

 
 
 

Site Reference: BrP13  Site name: West of Golf Club Road, AL9 7LA 

 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 0.7ha 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Edge of golf course. 
Grassland and woodland 

Surrounding land uses 
and character 

Golf course to the west; 
golf course club house, 
residential and school to 
the north; playing fields to 
the east; residential to 
the south 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; RA10 Landscape Character 
Area; NPPF: Section 11 ‘Conserving and enhancing the natural 
environment;  
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Golf Club Road, which is not public highway but is 
part of the public rights of way network. There are limits on peak 
hour vehicle movements which Golf Club Road can accommodate 

 Thames Water have no concerns in relation to this site 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding)  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site is within the Potters Bar Parkland Landscape Character Area 
54 and demonstrates some its key characteristics being on the 
edge of the urban area and part of the golf course which contains 
historic parkland trees is a relic of the former Gobions estate and 
Repton landscape of Brookmans Park 

 Site contains woodland in the northern half of the site, which 
extends to areas outside the site. Potential for protected birds in 
trees. 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Brookmans Park is a popular and well-served village, so the site is 
likely to be attractive to the market 

 



 
 
 

Availability Site capacity 
Site ownership Landowners Promoted by landowner 14 dwellings (20dph) 

Any known constraints None. Right of access via Golf 
Club Road has been 
evidenced  

HELAA 
Scenario/methodology 

< 2ha so 40dph = 28 
dwellings 

Achievability HELAA capacity 14 dwellings 

Deliverability issues None HELAA density 20dph 

Viability issues None Comments Capacity limited due to 
restrictions on the number 
of vehicle movements 
along Golf Club Road 
which is a shared surface 
access, and to avoid loss 
of woodland which covers 
half of the site 

Landowner timescales Within 5 years   
 

Conclusions  

The developable area of the site would need to be reduced by approximately half in order to retain the existing 
woodland on the site, both for ecological reasons and to protect the elements of the site (parkland trees) which 
reflect the characteristics of the Potters Bar Parkland Landscape Character Area. 
 
Golf Club Road would provide access to the site. Whilst this isn’t a public highway, it is part of the public rights of 
way network and currently provides a shared surface vehicular, pedestrian and cycle access (since it has no 
footpath) to the golf course, residential units and the school. Golf Club Road would be the point of access for BrP13, 
and BrP14 which is opposite. Vehicle movements along Golf Club Road need to be limited to 100 in the peak hour 
(including movements associated with the existing golf course, residential dwellings and school as well as any 
proposed new development). Consequently, the capacity of BrP13 (and BrP14) would need to be limited so that 
movements along Golf Club Road do not exceed 100 in the peak hour. The highways authority has confirmed that 
14 dwellings on BrP13 would be the upper limit for this site (when considered alongside proposals for BrP14), 
subject to a degree of necessary highway mitigation measures on Golf Club Road, which could be secured at the 
planning application stage, and subject to overall movements in peak hours not exceeding the limits indicated 
above. 
 
A capacity of 14 dwellings is therefore considered to be consistent with both the need to retain woodland on the site 
and to accord with highway constraints. 
 

Suitable Yes  Available Yes Achievable Yes  Deliverability 
timescale 

0-5 
 



 

 
  

Site Reference: BrP14  Site name: East of Golf Club Road, AL9 7LA 

 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 0.5ha 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassland used for 
grazing 

Surrounding land uses 
and character 

Golf course to the west; 
golf course club house, 
residential, school and 
playing fields to the north, 
woodland to the east; 
residential to the south 

Site promotion 

Source of promotion Landowners 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R15 Wildlife Sites; RA10 
Landscape Character Area; Emerging Core Strategy: CS11 
Protection of Critical Assets; NPPF: Section 11 ‘Conserving and 
enhancing the natural environment;  
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Golf Club Road 

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding)  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site is with the Potters Bar Parkland Landscape Character Area 
54, however it does not demonstrate any of its key characteristics 
other than being on the edge of the urban area  

 Site contains grassland and trees, and adjoins Local Wildlife Site 
WS165 George’s Wood. Opportunities for habitat creation, 
particularly orchards. 

 TPO exists on the Oak tree in the south west corner 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Brookmans Park is a popular and well-served village, so the site is 
likely to be attractive to the market 

 



 
 
 

Availability Site capacity 
Site ownership Multiple landowners Promoted by landowner 6-10 dwellings (12-20dph) 

Any known constraints None. Landowners are 
working together  

HELAA 
Scenario/methodology 

< 2ha so 40dph = 20 
dwellings 

Achievability HELAA capacity 10 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 20dph 

Viability issues Cost of upgrading wastewater 
infrastructure 
 

Comments Capacity limited due to 
restrictions on the number 
of vehicle movements 
along Golf Club Road 
which is a shared surface 
access. 

Landowner timescales Within 5 years   
 

Conclusions  

Golf Club Road would provide access to the site. Whilst this isn’t a public highway, it is part of the public rights of 
way network and currently provides a shared surface vehicular, pedestrian and cycle access (since it has no 
footpath) to the golf course, residential units and the school. Golf Club Road would be the point of access for BrP14, 
and BrP13 which is opposite. Vehicle movements along Golf Club Road need to be limited to 100 in the peak hour 
(including movements associated with the existing golf course, residential dwellings and school as well as any 
proposed new development). Consequently, the capacity of BrP14 (and BrP13) would need to be limited so that 
movements along Golf Club Road do not exceed 100 in the peak hour. The highways authority has confirmed that 
10 dwellings on BrP14 would be the upper limit for this site (when considered alongside proposals for BrP14), 
subject to a degree of necessary highway mitigation measures on Golf Club Road, which could be secured at the 
planning application stage.  
 
Site presents opportunities for the creation of grassland and woodland (possibly an orchard) due to proximity to 
housing and George’s Wood. This could complement the existing protected Oak. A reduced capacity of 10 dwellings 
is therefore considered to be consistent with both realising ecological mitigation/enhancement and to accord with 
highway constraints.  
 
A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as 
specific costs are currently unspecified. Delivery timescales may also be affected as a result of wastewater 
upgrades in light of other sites coming forward for development in the area. Delivery is estimated to be within 5years 
if wastewater upgrades are designed and delivered in time depending on the wider need for upgrades to wastewater 
infrastructure associated with the overall quantum of development that would be served by Maple Lodge STW, 
otherwise 6-10 years may be more realistic. 
 

Suitable Yes  Available Yes Achievable Yes  Deliverability 
timescale 

0-5 
6-10 



 

 
  

Site Reference: BrP28 Site name: Bell Lane Gospel Hall, AL9 7AY 
.

 

-  

Site details 

Settlement Bell Bar 

Ward Brookmans Park & Little 
Heath 

Site area 0.18ha 
 

Site context 

Green Belt Yes 

Previously developed In part 

Land use/character Gospel hall, paddock and 
stables 

Surrounding land uses 
and character 

Large residential plots to 
all sides, with commercial 
properties further north 
and east, and site BrP1 
further south 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R2 Contaminated Land; R11 Biodiversity and Development; 
R19 Noise. Emerging Core Strategy: CS11 Protecting Critical Assets. 
NPPF: Section 12 ‘Conserving and enhancing the historic 
environment’ 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bell Lane  

 Potential for ground contamination due to previous land use – 
(vehicle repairs and other activities).  

 There are no known concerns relating wastewater infrastructure 
for this small site, however concerns for larger sites nearby have 
been noted 

 In close proximity to the Great North Road so traffic noise is likely 
to be noticeable with the potential to be intrusive. There are also 
potential noise concerns in relation to adjoining land uses. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site does not reside in a Landscape Character Area being classed 
as part of the Brookmans Park urban area 

 Site contains grassland and is bound by mature trees 

 Site is within 100m of Grade II listed Lower Farm Farmhouse  

 Residential amenity may be affected by noise from the A1000 and 
commercial land uses nearby 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

On the edge of Brookmans Park, which a popular and well served 
village so likely to be attractive to the market 

 



 
 
 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 3 dwellings (17 dph) 

Any known constraints None Scenario/methodology < 2ha do 40dph = 7 
dwellings 

Achievability HELAA capacity 4 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades (if 
required) 

HELAA density 25dph 

Viability issues Cost of upgrading wastewater 
infrastructure (if required) 
 

Other comments Capacity has been 
reduced to account for the 
need to mitigate noise 
pollution from adjoining 
areas  

Landowner timescales Within 5 years   
 

Conclusions  

Access to the site would be from Bell Lane. The highways authority does not have any concerns about access to 
this site provided necessary visibility splays can be achieved and any scheme is low density. 
 
Site is in relative close proximity to a Grade II listed building. However, the site is separated from the listed building 
by three residential properties and a number of large mature trees. As such it is unlikely that development of this site 
would result in substantial harm to the setting of the listed building.  
 
Layout, including the use of noise buffers, would need to be considered in relation to noise pollution arising from 
adjacent public house and commercial/light industrial units. Given the shape of the site, achieving a layout that 
addresses noise pollution is likely to result in a much lower density than 40dph, which has been reflected when 
estimating the capacity of the site. At planning application stage, a noise survey and report would be required to 
demonstrate that appropriate mitigation measures can deliver a residential development with healthy internal and 
external environments that satisfy the requirements of the local planning authority.  
 
The site contains grassland and is bordered by mature trees and hedges. The ecological value of the site would 
need to be assessed at planning application stage and any mitigation or compensation measures justified to the 
satisfaction of the Local Planning Authority. 
 
Contaminated land site survey (desk top, intrusive study) would be required at planning application stage and 
appropriate remediation carried out as agreed by the local authority in accordance with a remediation schedule. 
 
Site is not contiguous with the urban boundary and would therefore fail the HELAA Stage 1 sieve. However, should 
the green belt boundary be altered to enable allocation of BrP1 then this site could be considered as part of a wider 
green belt boundary review in this area. Under these circumstances the site would be considered suitable. 
 

Suitable  Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 yrs 



 

 
  

Site Reference: BrP31 Site name: Rear of 70 Georges Wood Road, AL9 7BU 

. 

-  

Site details 

Settlement Brookmans Park 

Ward Brookmans Park & Little 
Heath 

Site area 0.01ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Residential garden land 

Surrounding land uses 
and character 

Bound by BrP14 to the 
west and north with 
school playing fields 
beyond. Georges Wood 
to the east. Residential 
property to the south 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
 

Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 
 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R15 Wildlife Sites; 
Emerging Core Strategy: CS11 Protection of Critical Assets; NPPF: 
Section 11 ‘Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site could only be accessed if it were to come forward with 
BrP14, and would be subject to the same restrictions BrP14 faces 
in relation to the capacity for vehicle movements on Golf Club 

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site does not reside in a Landscape Character Area being classed 
as part of the Brookmans Park urban area 

 Site adjoins Local Wildlife Site WS165 George’s Wood. 
Opportunities for habitat creation (grassland/woodland) 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

On the edge of Brookmans Park, which a popular and well served 
village so likely to be attractive to the market 

 



 
 
 

 

Availability Site capacity 

Site ownership Joint landowners Promoted by landowner 2 dwellings 

Any known constraints None Scenario/methodology < 2ha do 40dph = 0.4 
dwelling 

Achievability HELAA capacity 0 

Deliverability issues Access is subject to legal/ 
commercial agreements with 
the joint promoters of BrP14, 
otherwise access is not 
available 

HELAA density Nil 

Viability issues None, subject to legal 
agreements to provide access 

Other comments Capacity is rated as nil as 
it is considered unsuitable 
due to uncertainty of 
achieving access. Should 
access be achieved via 
legal agreement with 
adjacent site, any capacity 
of the site (which would 
only allow 0.5 dwelling by 
itself) would be subsumed 
into BrP14 

Landowner timescales Within 5 years   
 

Conclusions  

Site is considered unsuitable due to the inability to achieve a vehicular access by itself. Access could only be 
achieved via BrP14. The promoters of BrP14 have indicated they are willing to entertain the concept of working 
jointly to provide a comprehensive scheme across both sites to enable access to Golf Club Road, however no 
formal agreement is in place so the achievability of BrP31 is uncertain.  
 
Whilst Golf Club Road isn’t a public highway, it is part of the public rights of way network and currently provides a 
shared surface vehicular, pedestrian and cycle access (since it has no footpath) to the golf course, other residential 
units and the school. Golf Club Road would be the point of access for BrP14, and BrP13 which is opposite. Vehicle 
movements along Golf Club Road need to be limited to 100 in the peak hour (including movements associated with 
the existing golf course, residential dwellings and school as well as any proposed new development). Consequently, 
the capacity of BrP14 (and BrP13) would need to be limited so that movements along Golf Club Road do not exceed 
100 in the peak hour. The highways authority has confirmed that 10 dwellings on BrP14 would be the upper limit for 
this site (when considered alongside proposals for BrP13), subject to a degree of necessary highway mitigation 
measures on Golf Club Road, which could be secured at the planning application stage.  Due to these constraints 
upon BrP14, it is expected that any joint scheme with BrP31 would result in BrP31 being subsumed into BrP14 (as it 
is a relatively small site), but no increase in capacity for BrP14 from 10 dwellings would result.  
 
The site also adjoins Georges Wood wildlife site and would more than likely form part of buffering and mitigation 
measures to address any impacts on the wood and associated habitat creation  
 
Should a joint scheme come forward, then delivery would be estimated to be 0-10 years due to possible wastewater 
infrastructure requirements facing BrP14. 
 

Suitable No Available Yes Achievable No Deliverability 
timescale 

N/a 


