Appendix 7h – Edge of Settlement Sites Detailed Assessments
Site Ref
EOS1.0

Address
Land adjacent to Royal Masonic School

Settlement
Rickmansworth

Site Area (ha)
36.4

Site Description
The site is comprised of greenfield land and located on the eastern edge of Rickmansworth. The site is used
by Royal Masonic School for Girls as open space and playing fields, with Rickmansworth Sports Club and
associated cricket pitches located to the south of the site. To the immediate north-western corner of the cricket
pitch, there is a residential dwelling located on the site. There are playing fields and a pavilion located to the
north-west of the site. The eastern boundary of the site is adjacent to Scotsbridge playing fields and green
open space, with the River Chess also running close to the eastern boundary. Adjacent to the west of the site
is the Royal Masonic School for Girls. To the south of the site, there is a nursery school, a church and
residential development along the A412. Residential development of Rickmansworth is also located further
south and to the east.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The north-east of

Green Belt
the site is located in two parcels that were assessed as part of
the Stage 2 Green Belt Review. Harm to the Green Belt of

Heritage Assets Listed Buildings
releasing the wider parcels (in which the site is located) was

Conservation Area
assessed as moderate-high and moderate. The remainder of the

Historic Park and Garden
site was not assessed. The Stage 2 Green Belt Review states

AONB
that the release of any land outside the assessment area would
result in at least high harm to the Green Belt.

Historic Environment: The site’s western boundary is adjacent
to a number of Locally Listed and a Grade II Listed Building to
the west, in the grounds of the Royal Masonic School. There are
also Grade II Listed Buildings and Locally Listed Buildings
located to the north, south and south-west of the site. A small
parcel to the north-west of the site is located in the Outer
Loudwater Conservation Area. A detailed heritage assessment
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Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality











would be required as part of any proposals. The Heritage Impact
Assessment states that the site’s development would have a
moderate-adverse impact on the historic environment. A detailed
heritage impact assessment would be required to determine the
full impact on the historic environment, particularly the three
Conservation Areas and the nearby listed buildings.
Flood Zone: The majority of the site (94% of the site area) is
within Flood Zone 1; a small area at the north-western corner of
the site is in Flood Zone 2 and 3a.
Surface Water Flood Risk: To the north of the site, there is a
small area (comprising 3% of the total site area) which is at high
risk of surface water flooding. To the south, there are two flow
paths which pass through the centre and east of the site and are
at low risk of surface water flooding (1 in 1,000 year rainfall
event).
Groundwater Flood Risk: The groundwater levels to the southwest of the site are at least 5m below the ground. The levels at
the centre of the site are between 0.5m and 5m below the
ground and the remainder of the site to the north-east has levels
at or very near to the surface (between 0.025m and 0.5m).
GSPZ: The southern part of the site is within GSPZ1. GSPZ1 is
the most sensitive zone in terms of the potential risk of
contamination to the groundwater zone. A site in GSPZ1 can
significantly constrain the density, scale and design of
development; the Environment Agency have stated they would
be likely to object in principle to tall buildings with deep
foundations, infiltration drainage measures such as soakaways
and underground car parks in GSPZ1. A preliminary risk
assessment to determine whether there is contamination of the
site, and whether remediation works would be needed, would be
required at the pre-application stage to support any proposals on
the site. The remainder of the site to the north is within GSPZ2.
Access: HCC Highways have stated that access is likely to be
technically achievable onto the A404. Although there is a policy
against the introduction of new A Road accesses which would
need to be overcome. HCC Highways also state that significant
highways works to the A404 at the point of access would likely
be required and a new junction would likely require land from
within the site. Routes to the south of the site to the train station
and Rickmansworth settlement would also be required.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.
Local Wildlife Site: There is a Local Wildlife Site to the northwest of the site (Royal Masonic School for Girls).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

A public right of way runs through the south-eastern part of the site (Rickmansworth 029).

Settlement Hierarchy (Core Strategy, 2011): The site is located in the Principal Town of
Rickmansworth.
Availability (ownership/legal issues)
The majority of the site is in the single ownership of the Royal Masonic School. The sports ground/cricket
ground on the site is not registered through the Land Registry.
Achievability
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The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
1274-1820
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is considered to be unsuitable for residential development due to its current sports use which is ancillary
to an education facility. The remainder of the site is used as cricket pitches; the Playing Pitch Strategy & Action
Plan, forming part of the Open Space, Sport and Recreation Study (2019) recommends that existing cricket
pitch provision is protected due to its potential to meeting current and future needs (unless replacement provision
is agreed upon and provided). It is considered that the cricket pitches use should be protected. The site is also
considered to be unavailable due to its current uses.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS2.0

Address
Prestwick Road Meadows, South
Oxhey

Settlement

Site Area (ha)

South Oxhey

2.4

Site Description
The site is located in South Oxhey and is in use as open space (Prestwick Road Meadows). The site is
bounded on both the north and south side by residential development and to the boundaries to both the northwest and south-east of the site are open fields. To the south-west of the site there is green space which is an
allocated housing site (H31: Grazing Land at Foxgrove Path/Heysham Drive, South Oxhey).
The District boundary is adjacent to the south of the site.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is not located in the Green Belt.

Green Belt

Historic Environment: There are no Heritage Assets within the

Heritage Assets Listed Buildings
vicinity of the site and the site is not in a Conservation Area. The
Heritage Impact Assessment states that development of the site

Conservation Area
would have a neutral impact on the historic environment.

Historic Park and Garden

AONB
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Surface Water Flood Risk: The north-western portion of the site

Flood Zone
ranges from low to high risk of surface water flooding. The southwestern side of the site is at low risk of surface water flooding.

Surface Water Flooding

Access: The site has no vehicular access on to the site. HCC

Groundwater Flooding
Highways have stated that there is no highway access to the site

Groundwater Source Protection
and the land south of Prestwick Road is not a public highway; if
Zone (GSPZ)
an access across the land were achievable, access would likely

Contamination
be technically possible.

Noise


Air Quality
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Potential Environmental Impacts:

The Landscape Sensitivity Assessment assessed the site as

Landscape Character
having medium-high sensitivity to built development.

Local Wildlife Site: The site is wholly within a Local Wildlife Site

Air Quality (AQMA)
(Prestwick Road Meadows South).

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

The site is designated as public open space (Prestwick Road Meadows).

There is a public right of way which runs through the south of the site (Watford Rural 010).

The Open Space, Sport and Recreation Study (2019) includes the site in its assessment as seminatural greenspace (referred to as Prestwick Road Meadows). The Watford Rural catchment area is
identified as having a deficiency in the provision of natural and semi-natural greenspaces (-5.17ha
per 1,000 population below the recommended standard). The site forms part of the provision of seminatural greenspaces in Watford Rural.

The Open Space Standards Paper estimates a future requirement of 273.16ha of natural and seminatural greenspace in order for current levels of provision to be maintained. This illustrates a need to
safeguard existing natural and semi-natural open space provision, including Prestwick Road
Meadows (EOS2.0).

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
South Oxhey.
Availability (ownership/legal issues)
The site is in the single ownership of Three Rivers District Council but is not being for development.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
84-120
Phasing
0-5 years
6-10 years
x
11-15 years
16+ years
Conclusion
The site is considered to be unsuitable for residential development as it is located wholly within a Local Wildlife
Site and is designated as public open space. Prestwick Road Meadows was assessed in the Three Rivers
District Council Open Space Assessment which forms part of the Open Space, Sport and Recreation Study
(OSSR) (2019). There is a shortfall of natural and semi-natural greenspaces in the Watford Rural area against
the recommended quantity standard and the OSSR estimates a future requirement of 273.16ha of amenity
greenspace to maintain current provision levels. It is therefore considered that the site’s current use as a
natural/semi-natural greenspace and a public open space should be protected. For these reasons the site is
therefore deemed undevelopable.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS3.0

Address
Land to the west of Copthorne Road

Settlement
Croxley Green

Site Area (ha)
20.26

Site Description
The site is comprised of two parcels; the western parcel is larger in size than the eastern parcel. Both parcels
are comprised of greenfield land, located on the western edge of Croxley Green. The western parcel is in
agricultural use and the eastern parcel is in use as a paddock, associated with a residential dwelling to the
north. The east of the site is bounded by residential development associated with Croxley Green whilst the
northern and western the boundaries are adjacent to open green space, with the River Chess running in close
vicinity to the western boundary. To the south of the site is Copthorne Wood and to the north-east is The
Green.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed the harm to the Green Belt of
releasing the wider parcels (in which the site is located) as high.

Heritage Assets Listed Buildings
Part of the site was not assessed as part of the Stage 2 Green

Conservation Area
Belt Review, however the Stage 2 Green Belt Review states that

Historic Park and Garden
the release of any land outside the assessment area would result

AONB
in at least high harm to the Green Belt.

Historic Environment: The site does not contain any Heritage
Assets, however there are Locally Listed and Grade II Buildings
within the vicinity of the site. The north-eastern part of the
eastern parcel is located in Croxley Green Conservation Area.
The Green is an area of common land that is located to the east
of the site. The Heritage Impact Assessment states that
development of the site would have a minor-adverse impact on
the historic environment. A detailed heritage statement would be
required as part of any proposals.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.
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Potential Environmental Impacts:

Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree







Surface Water Flood Risk: There is a surface water flow path in
the western parcel, running from the River Chess to the west,
through the centre of the site and to the north; the flow path
ranges from low-medium risk of surface water flooding. Another
surface water flow path is located to the south of the western
parcel and ranges low-medium risk of surface water flooding.
Groundwater Flood Risk: The groundwater levels of the
majority of the site are between 0.5m and 5m below the ground
surface, although there are small areas along the western
boundary between 0.025m-0.5m below the ground surface.
Levels at the north of the site and land along the central-eastern
boundary are at least 5m below the ground surface.
GSPZ: The majority of the site is within GSPZ2. There is a small
parcel to the south of the site that is within GSPZ1, which is the
most sensitive zone in terms of the potential of risk of
contamination to the groundwater source. A site in GSPZ1 can
significantly constrain the density, scale and design of
development; the Environment Agency have stated they would
be likely to object in principle to tall buildings with deep
foundations, infiltration drainage measures such as soakaways
and underground car parks in GSPZ1. A preliminary risk
assessment to determine whether there is contamination of the
site, and whether remediation works would be needed, would be
required at the pre-application stage to support any proposals on
the site.
Access: There is no existing vehicular access. The only possible
access points are from The Green to the north-east and from
Scots Mill Lane to the south. However, access from The Green
would be via common land and this is not considered to be
acceptable. Access from Scots Mill Lane also poses issues as a
re-configuration of traffic from Scots Hill/Copthorne Road would
likely be required. Additionally, one access point for a site of this
size and scale of development would not be considered
acceptable. HCC Highways have stated that is unclear how a
suitable access strategy could be delivered and there is no
obvious permeability into the existing settlement other than a
single footpath (which crosses The Green). HCC Highways have
stated that an access strategy would need to be developed prior
to deliverability being known.
The Landscape Sensitivity Assessment assessed the site as
having medium-high sensitivity to built development.
Local Wildlife Site: There is a Local Wildlife Site (Little Gillions
Grassland) located to the south of the eastern parcel; this could
be removed from the site boundary if the site were to be
developed. The southern boundary of the western parcel is also
adjacent to a Local Wildlife Site.
Ancient Woodland: The southern boundary of the eastern
parcel adjacent to an ancient woodland.
TPO: The eastern boundary of the western parcel is adjacent to
an area of protected trees.

Further Constraints/Considerations:

A number of public right of ways run through the site (Croxley Green 002/003/007).

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Croxley Green.
Availability (ownership/legal issues)
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The site is in multiple ownerships. The western parcel of the site is in the single ownership of Royal Masonic
School. The eastern parcel is in two separate ownerships.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
709-1013
Phasing
0-5 years
6-10 years
11-15 years
16+ years
Conclusion
It is not considered that sufficient vehicular access to the site could be achieved and subsequently the site is
not considered to be suitable for residential development.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS3.1

Address
Land adjacent to Rickmansworth
School

Settlement

Site Area (ha)

Croxley Green

6.8

Site Description
The site is comprised of greenfield land and is located on the southern edge of Croxley Green. The majority of
the site is in use as Rickmansworth School’s playing fields; the remainder of the site is in use as woodland,
open grassland and grazing land. There are two electricity pylons contained within the site; one at the northwestern corner and to the west of the site. The site is bounded by allotments and the Croxley Hall woodland to
the south, with residential development and Rickmansworth School buildings adjacent to the north.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. The site is

Green Belt
located in two parcels that were assessed in the Stage 2 Green
Belt Review. Harm to the Green Belt of releasing the wider

Heritage Assets Listed Buildings
parcel (in which the western part of the site is located) was

Conservation Area
assessed as high. Harm to the Green Belt of releasing the parcel

Historic Park and Garden
(in which the eastern portion of the site is located) was assessed

AONB
as moderate.

Historic Environment: There is a Grade II Listed Building to the
north of the site, located along the A412. Croxley Green
Conservation Area is located to the north of the site. The
Heritage Impact Assessment states that development of the
whole land parcel would have a minor adverse impact on the
historic environment. Any application would need to be
accompanied by a heritage impact statement and there should
be early discussions with the conservation officer on layout and
height of development.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access
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Surface Water Flood Risk: The eastern boundary ranges from
low to medium risk of surface water flooding.
Groundwater Flood Risk: Groundwater levels across the
majority of the site are at least 5m below the surface. A western
portion of the site has groundwater levels between 0.5m and 5m
below the ground surface.
GSPZ: The majority of the site is within GSPZ1, which is the
most sensitive zone in terms of the potential risk of
contamination to the groundwater source. A site in GSPZ1 can
significantly constrain the density, scale and design of
development; the Environment Agency have stated they would
be likely to object in principle to tall buildings with deep
foundations, infiltration drainage measures such as soakaways
and underground car parks in GSPZ1. A preliminary risk
assessment to determine whether there is contamination of the
site, and whether remediation works would be needed, would be
required at the pre-application stage to support any proposals on
the site. Land at the north-east corner of the site is in GSPZ2.
Access: There is no existing vehicular access onto the site.
HCC Highways have stated that it is unclear how a suitable
access strategy could be delivered and that Lavrock Lane and
All Saints Lane are not publicly maintained highways and
therefore it is unlikely that access could be taken from these
roads. HCC Highways also stated that access from the A412
would be extremely complex and would have a significant impact
on the viability of the site.
The Landscape Sensitivity Assessment assessed the site as
having medium-low sensitivity to built development.
Local Wildlife Site: The south-eastern boundary is adjacent to a
Local Wildlife Site (Croxley Hall Wood falls into the site at the
east side).
Ancient Woodland: The site’s south-eastern boundary is
adjacent to an ancient woodland.
TPO: There are protected trees adjacent to the northern
boundary of the western part of the site which borders the A412.

Further Constraints/Considerations:

The site includes Rickmansworth Secondary School sports pitches and playing fields.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Croxley Green.
Availability (ownership/legal issues)
The site is in three separate ownerships. The eastern part of the site is in use by Rickmansworth Secondary
School and is unavailable for development. Part of the site to the west is owned by Three Rivers District
Council and is not being promoted for development.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable. If access were to be provided from the A412, this would have a significant impact on the viability of
the site.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
239-341
Phasing
0-5 years
6-10 years
11-15 years
16+ years
Conclusion
The eastern part of the site are used as sports pitches which are ancillary to Rickmansworth Secondary
School and is therefore unavailable for development. The western part of the site, which is not in use as sports
pitches, measures approximately 2.1ha. Harm to the Green Belt of releasing the wider parcel, in which the
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western part of the site is located, is assessed as high; this part of the site is not strategic in scale and it is not
considered that it could support a level of infrastructure provision that would outweigh the high harm to the
Green Belt through the release of land. It is also considered that access from Lavrock Lane, All Saints Lane
and the A412 would be unachievable. The presence of pylons on the site also poses a constraint, with their
relocation posing viability issues. For these reasons, it is considered that the site is unsuitable.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS3.2

Address
Land north of Croxleyhall Woods

Settlement
Croxley Green

Site Area (ha)
2.3

Site Description
The site is comprised of greenfield land, located to the south of Croxley Green. The site is in use as Croxley
Hall Wood allotment gardens to the north, with a Rugby Union playing pitch to the south of the site which is
used by Rickmansworth School (Sibley Fields). The site is bounded by the Croxley Hall Wood Site to the
south and west and residential development to the north and east.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as low-moderate.

Heritage Assets Listed Buildings

Historic Environment: There are no heritage assets within the

Conservation Area
site. Croxley Green Conservation Area is located to the north
Historic Park and Garden
west and contains several Listed and Locally Listed Buildings.

AONB
The Heritage Impact Assessment states that development would
have a neutral impact on the historic environment.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Surface Water Flood Risk: A large portion of the site is covered

Flood Zone
by a surface water flow path which ranges from low to high risk
of surface water flooding.

Surface Water Flooding

Groundwater Flood Risk: Groundwater levels are at least 5m

Groundwater Flooding
below the ground surface.

Groundwater Source Protection

GSPZ: The west of the site is in GSPZ2, whilst the east of the
Zone (GSPZ)
site is within GSPZ1. GSPZ1 is the most sensitive zone in terms

Contamination
of the potential risk of contamination to the groundwater source.

Noise
A site in GSPZ1 can significantly constrain the density, scale and

Air Quality
design of development; the Environment Agency have stated
they would be likely to object in principle to tall buildings with
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deep foundations, infiltration drainage measures such as
soakaways and underground car parks in GSPZ1. A preliminary
risk assessment to determine whether there is contamination of
the site, and whether remediation works would be needed, would
be required at the pre-application stage to support any proposals
on the site.
Access: There is no existing vehicular access to the site. The
location of residential dwellings and ancient woodland would
restrict the achievability of access. HCC Highways have stated
that there are no clear access points and that All Saints Lane is
not a publicly maintained highway and therefore access would
be unachievable other than by third party land. HCC Highways
also state that there is minimal opportunity for permeability into
the wider settlement.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.
Local Wildlife Site: Croxley Hall Wood Local Wildlife Site is
adjacent to the western and southern boundaries.
Ancient Woodland: The western and southern boundaries are
adjacent to an ancient woodland, which covers the same area as
Croxley Hall Wood Local Wildlife Site.

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site


Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Croxley Green.
Availability (ownership/legal issues)
The site is in multiple ownerships. The south of the site (the playing field) is owned by Rickmansworth
Secondary School and the north of the site (the allotment) is owned by Three Rivers District Council.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
81-116
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site consists of allotment land; the Open Space, Sport and Recreation Study (2019) states that there is a
need for allotments within the District. The remainder of the site is used for sports which is ancillary to the
education facility of Rickmansworth Secondary School. The site is therefore undeliverable.

Croxley Hall Woods allotments forms part of the open space provision in the District and in Croxley Green.
The Three Rivers Open Space Standards Paper, forming part of the Open Space, Sport and Recreation Study
(2019), assessed the Croxley Green area as having a sufficient provision of allotments (+0.15 ha per 1,000
population) against the recommended standard. However, Croxley Green was assessed as having a quantity
shortfall against three types of other open space (parks and gardens, natural and semi-natural greenspace
and amenity greenspace). The Three Rivers Open Space Standards Paper identifies a future need of
allotment provision to maintain the current quantity of provision. The Three Rivers Playing Pitch Strategy
Assessment, forming part of the Open Space, Sport and Recreation Study (2019), states that the current
supply of rugby union provision in Three Rivers is insufficient to accommodate current demand. The draft
Local Plan seeks to protect existing open space and playing pitches. It is therefore considered that site’s
current use as an allotment and playing field should be protected. Subsequently the site is deemed unsuitable
for residential development. Access to the site is also considered likely to be unachievable. The site is also
considered to be unavailable due to its current uses.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS4.0

Address
Land adjacent to Bedmond Road &
South of M25

Settlement

Site Area (ha)

Abbots Langley

10.18

Site Description
The site is comprised of greenfield and is in agricultural use. The site is bounded by the M25 to the north and
Bedmond Road to the west. The eastern and southern boundaries are adjacent to agricultural land. To the
south of the site, there are buildings in storage and distribution use. Adjacent to the south-western corner is an
existing housing allocation (H(2): Mansion House Farm), which is under construction for 17 dwellings
(18/0223/FUL). There is a single-track road which leads from Bedmond Road and to the south of the site.
Use(s) Proposed
Residential
Planning History
Land at the centre of the site has been subject to a planning application for the change of use of land to
equestrian use and the erection of stable building (to accommodate 12 stables) , ménage and associated
parking (19/1666/FUL); this was granted approval and is under construction. The application site measures
approximately 0.5ha. Mansion House Farm is an existing housing allocation (H2) and is adjacent to the southwestern corner of the site. The site is under construction into 17 dwellings (18/0223/FUL).
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate-high.

Heritage Assets Listed Buildings

Historic Environment: There is a Grade II Listed Building

Conservation Area
located to the south-west of the site (Mansion House

Historic Park and Garden
Farmhouse) and a Grade II* Listed Building to the east (Tithe

AONB
Barn 20 metres north-east of Parsonage Farm). Several Locally
Listed Buildings are located to the west and south-west of the
site. The Heritage Impact Assessment states that development
would have a minor adverse impact on the historic environment.
Any application would need to be accompanied by a heritage
impact statement and there should be early discussions with the
conservation officer on layout and height of development.
Physical Constraints:

Flood Zone: The site is in Flood Zone 1.
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Groundwater Flood Risk: The majority of the site has
groundwater levels at least 5m below the ground surface. The
north-western part of the site has groundwater levels between
0.5m and 5m below the groundsurface.
Access: The site is currently accessed from via a single-track
road from Bedmond Road, to which improvements/widening
could be achieved. HCC Highways have stated that technical
access is likely to be achievable but that the site is in a poor
location, with minimal interaction with the existing settlement and
significant distances to services or amenity. HCC Highways also
state that there should be an understanding to environmental
health due to existing transport infrastructure, which is likely to
represent a constraint to the site.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers
The Landscape Sensitivity Assessment assessed the site as
having medium-low sensitivity to built development.

Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

An approximate 100m buffer would be required between the M25 and residential development. When
applying a 100m buffer, the site area measures 7ha. When subtracting the area of the site which is
under construction (relating to the 19/1666/FUL application), the developable area is reduced to
6.5ha.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Abbots Langley.
Availability (ownership/legal issues)
The site is single ownership. Part of the site is under construction into a new stable building and ménage; this
part of the site could be protected excluded from the developable area. The site has been promoted alongside
land to south (Site CFS8d – Notley Farm), which is in the same ownership. Notley Farm (CFS8d) is located in
close proximity to the south of the site but is not adjacent to the site boundary.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50 (10.18 site)
Indicative Dwelling Range
356-509
35-50 (6.5ha site)
228-325
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is deemed suitable for residential development. Any development should protect the area within the
site that is undergoing a change of use to equestrian use (associated with the construction of stables, a
ménage and associated parking). Consideration to heritage assets and potential environmental impacts will
also need to be made as part of any future proposals. Noise and air quality issues arising from proximity to the
M25 should also be taken account of. The site is both available and achievable. The site is deemed to be
developable.
Suitable
Available
Achievable
Yes
Yes
Yes
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Site Ref
EOS5.0

Address
Land to the south of Bullsland Lane

Settlement
Chorleywood

Site Area (ha)
14.4

Site Description
The site is comprised of greenfield land and is in use as open fields. To the east of the site is the Swillet
playing fields and allotment land. Bullsland Farm and associated farm buildings are located to the south-west
of the site, with agricultural land surrounding it. Bullsland Lane runs from the north of the site and leads to
Bullsland Farm. To the north of the site, there is an area of woodland. Adjacent to the north of the site there is
residential development whilst to the south is agricultural land.
Use(s) Proposed
Residential
Planning History
The site is Bullsland Farm has been subject to several planning applications. In 2016 (16/2516/FUL), an
application for the creation of four new dwellings was approved; construction has not yet started. In 2018
(18/1778/FUL) an application was refused for the conversion of a barn to a self-contained dwelling; the
application is now the subject of an ongoing appeal.
Suitability
Policy Constraints:
 Green Belt: The site is located in the Green Belt. The site is

Green Belt
located in three parcels which were assessed in the Stage 2

Heritage Assets Listed Buildings
Green Belt Review. Harm to the Green Belt of releasing the

Conservation Area
parcel (in which the western portion of the site is located) was

Historic Park and Garden
assessed as high. Harm to the Green Belt of releasing the parcel
(in which the eastern portion of the site is located) was assessed

AONB
as low-moderate. Harm to the Green Belt of releasing the parcel
(in which the central portion of the site is located) was assessed
as very high.

Historic Environment: There are two Grade II Listed Buildings,
associated with Bullsland Farm, located in the site boundary.
Heronsgate Conservation Area is located in close proximity to
the south-east of the site. The Heritage Impact Assessment
states that the site’s development would have a moderateadverse impact on the historic environment. A detailed heritage
impact assessment would be required to determine the full
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Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality





impact on the historic environment, particularly the three
Conservation Areas and the nearby listed buildings.
Flood Zone: The site is within Flood Zone 1.
Surface Water Flood Risk: The centre of the site ranges from
low-high risk of surface water flooding.
Access: HCC Highways have stated that there are no clear
access points and it would be challenging to provide suitable
access points from Bullsland Lane or Old Shire Lane, which
could not accommodate additional vehicular movements and
have no walking or cycling capacity. HCC Highways also stated
that there would be a likely requirement of a significant amount
of third party land for a suitable access along Old Shire Lane and
that a site of this size (300+ dwellings) would require two access
points, with it being unclear whether a second access point
exists.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.

Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

There are a number of public right of ways running throughout the site.

The Swillett playing fields are located to the north-east of the site; this is an existing open space
allocation.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Chorleywood.
Availability (ownership/legal issues)
The site is in three separate ownerships.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
506-723
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
Part of the site to the north-east is an allocated open space (in use as playing fields and a play area). The
Swillet allotment also provides forms part of the open space provision in the District and in Chorleywood. The
Three Rivers Open Space Standards Paper identifies a future need of allotment provision to maintain the
current quantity of provision and the draft Local Plan seeks to protect existing open space. It is considered that
the existing uses as public open space and allotments should be protected and therefore the eastern part of
the site is deemed to be unsuitable for residential development.
Harm to the Green Belt of releasing the remainder of the site (the central and western portions of the site)
ranges from high to very high. The central portion, assessed as very high harm, measures approx. 6.6ha; the
need for housing does not outweigh ‘very high’ harm to the Green Belt through the release of land and this
part of the site is not considered to be suitable for residential development. The western portion of the site
which is assessed as high harm measures approx. 5.3ha; this part of the site is not strategic in scale and it is
not considered that it could support a level of infrastructure provision that would outweigh the high harm to the
Green Belt through the release of land. On this basis, the central and western parts of the site are considered
to be unsuitable for residential development.
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Achieving suitable access to the site from Bullsland Lane or Old Shire Lane is also considered to be
unachievable.
For the reasons set out above, the site is considered to be unsuitable for residential development.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS5.1

Address
Land to the south of Berry Lane

Settlement
Chorleywood

Site Area (ha)
8.3

Site Description
The site is comprised of greenfield land and is currently in agricultural use, consisting of open farmland. There
are strips of trees running through the site which divide the site into separate fields. Adjacent to the east of the
site are agricultural buildings associated with Berry Farm, with residential dwellings beyond this. Adjacent to
the north-western boundary are buildings associated with Hall Farm and West Clayton Business Centre.
Further south of the site is Catlips Farm. To the north of the site is the remainder of the agricultural field, with
Berry Lane and residential development of Chorleywood beyond this. The railway line runs in close proximity
to the north-east of the site.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate-high.

Heritage Assets Listed Buildings

Historic Environment: Chorleywood Common Conservation

Conservation Area
Area is located in close proximity to the north of the site. The

Historic Park and Garden
Heritage Impact Assessment states that the site’s development

AONB
would have a moderate-adverse impact on the historic
environment. A detailed heritage impact assessment would be
required to determine the full impact on the historic environment,
particularly the three Conservation Areas and the nearby listed
buildings.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

GSPZ: The northern half of the site is within GSPZ2. The

Flood Zone
southern part of the site is within GSPZ1. GSPZ1 is the most
sensitive zone in terms of the potential risk of contamination to

Surface Water Flooding
the groundwater source. A site in GSPZ1 can significantly

Groundwater Flooding
constrain the density, scale and design of development; the
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Groundwater Source Protection
Zone (GSPZ)
Contamination
Noise
Air Quality





Environment Agency have stated they would be likely to object in
principle to tall buildings with deep foundations, infiltration
drainage measures such as soakaways and underground car
parks in GSPZ1. A preliminary risk assessment to determine
whether there is contamination of the site, and whether
remediation works would be needed, would be required at the
pre-application stage to support any proposals on the site.
Access: There is currently no access to the site. HCC Highways
have stated that Berry Lane is not suitable for any additional
capacity due to the nature of the lane and the surrounding
highway network and that development of the site would require
complete reconstruction of the local transport network including a
significant amount of third party lane. HCC Highways also stated
that there is minimal opportunity for the site to link with existing
settlement.
Noise: Noise issues caused by the site’s proximity to the railway
line may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.
Local Wildlife Site: The site’s south-eastern corner is adjacent
to a Local Wildlife Site (Pheasant’s Wood).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Chorleywood.
Availability (ownership/legal issues)
The site is in two separate ownerships. Part of the site has been confirmed by its landowner as available for
development.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
291-415
Phasing
0-5 years
x
6-10 years
x
11-15 years
16+ years
Conclusion
It is not considered that suitable access arrangements can be made and therefore the site is considered to be
unsuitable for development.
The site has been considered in combination with Site PCS6. Please see the site assessment for EOS5.2
Suitable
Available
Achievable
No
Partially Y
Yes
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Site Ref
EOS5.2

Address
Land to the South of Berry Lane (Larger
Site)

Settlement

Site Area (ha)

Chorleywood

10

Site Description
The site is comprised of greenfield land and is currently in agricultural use, consisting of open farmland. There
are strips of trees running through the site which divide the site into separate fields. The north of the site is
bounded by Berry Lane which residential development of Chorleywood beyond this. There is an electricity
sub-station located within the site, to the north. Adjacent to the east of the site are agricultural buildings
associated with Berry Farm, with residential dwellings beyond this. Adjacent to the north-western boundary are
buildings associated with Hall Farm and West Clayton Business Centre. Further south of the site is Catlips
Farm. The railway line runs in close proximity to the north-east of the site.
The site contains Site EOS5.1 and Site PCS6.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate-high.

Heritage Assets Listed Buildings

Historic Environment: Chorleywood Common Conservation

Conservation Area
Area is located in close proximity to the north of the site. The

Historic Park and Garden
Heritage Impact Assessment states that the site’s development

AONB
would have a minor-adverse impact on the historic environment.
A detailed heritage impact assessment would be required to
determine the full impact on the historic environment, particularly
the three Conservation Areas and the nearby listed buildings.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

GSPZ: The northern half of the site is within GSPZ2. The

Flood Zone
southern part of the site is within GSPZ1. GSPZ1 is the most
sensitive zone in terms of the potential risk of contamination to

Surface Water Flooding
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Groundwater Flooding
Groundwater Source Protection
Zone (GSPZ)
Contamination
Noise
Air Quality





the groundwater source. A site in GSPZ1 can significantly
constrain the density, scale and design of development; the
Environment Agency have stated they would be likely to object in
principle to tall buildings with deep foundations, infiltration
drainage measures such as soakaways and underground car
parks in GSPZ1. A preliminary risk assessment to determine
whether there is contamination of the site, and whether
remediation works would be needed, would be required at the
pre-application stage to support any proposals on the site.
Access: There is currently no access to the site. There is
currently no access to the site. HCC Highways have stated that
Berry Lane is not suitable for any additional capacity due to the
nature of the lane and the surrounding highway network and that
development of the site would require complete reconstruction of
the local transport network including a significant amount of third
party lane. HCC Highways also stated that there is minimal
opportunity for the site to link with existing settlement and that
there are no safe walking or cycling routes to the existing
settlement, with minimal opportunity for highway improvements,
notably on Berry Lane and Common Gate Road.
Noise: Noise issues caused by the site’s proximity to the railway
line may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.
Local Wildlife Site: The site’s south-eastern corner is adjacent
to a Local Wildlife Site (Pheasant’s Wood).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

The electricity sub-station to the north of the site would need to be protected from development.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Chorleywood.
Availability (ownership/legal issues)
The site is in two separate ownerships. An area to the north of the site (Site ACFS6) has been promoted by
one of the landowners. Contact with one of the landowners has confirmed that land to the east of the site is
available. The landowner of land to the west of the site has confirmed that the majority of land in their
ownership is available but a revised boundary was submitted. Please see the Site Assessment for Site
EOS5.3 to reflect the revised boundary of the site.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
350-500
Phasing
0-5 years
x
6-10 years
x
11-15 years
16+ years
Conclusion
It is not considered that suitable access arrangements can be made and therefore the site is considered to be
unsuitable for development.
Suitable
Available
Achievable
No
Partially Yes
Yes
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Site Ref
EOS5.3

Address
Land to the South of Berry Lane (Larger
Site)

Settlement

Site Area (ha)

Chorleywood

7.1

Site Description
The site is comprised of greenfield land and is currently in agricultural use, consisting of open farmland. There
are strips of trees running through the site which divide the site into separate fields. The north of the site is
bounded by Berry Lane which residential development of Chorleywood beyond this. There is an electricity
sub-station located within the site, to the north. Adjacent to the east of the site are agricultural buildings
associated with Berry Farm, with residential dwellings beyond this. Adjacent to the west of the site is the
remainder of a field comprising part of the site, with buildings associated with Hall Farm and West Clayton
Business Centre beyond this. Further south of the site is Catlips Farm. The railway line runs in close proximity
to the north-east of the site.
The site is a revised boundary of Site EOS5.2.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate-high.

Heritage Assets Listed Buildings

Historic Environment: Chorleywood Common Conservation

Conservation Area
Area is located in close proximity to the north of the site. A

Historic Park and Garden
detailed heritage impact assessment would be required as part

AONB
of any proposals.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

GSPZ: The northern half of the site is within GSPZ2. The

Flood Zone
southern part of the site is within GSPZ1. GSPZ1 is the most
sensitive zone in terms of the potential risk of contamination to

Surface Water Flooding
the groundwater source. A site in GSPZ1 can significantly

Groundwater Flooding
constrain the density, scale and design of development; the
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Groundwater Source Protection
Zone (GSPZ)
Contamination
Noise
Air Quality





Environment Agency have stated they would be likely to object in
principle to tall buildings with deep foundations, infiltration
drainage measures such as soakaways and underground car
parks in GSPZ1. A preliminary risk assessment to determine
whether there is contamination of the site, and whether
remediation works would be needed, would be required at the
pre-application stage to support any proposals on the site.
Access: There is currently no access to the site. There is
currently no access to the site. HCC Highways have stated that
Berry Lane is not suitable for any additional capacity due to the
nature of the lane and the surrounding highway network and that
development of Site EOS5.2 (in which the site is located) would
require complete reconstruction of the local transport network
including a significant amount of third party lane. HCC Highways
also stated that there is minimal opportunity for the site to link
with existing settlement and that there are no safe walking or
cycling routes to the existing settlement, with minimal opportunity
for highway improvements, notably on Berry Lane and Common
Gate Road.
Noise: Noise issues caused by the site’s proximity to the railway
line may have an impact on the site and its future occupiers.
The site was not assessed as part of the Landscape Sensitivity
Assessment.
Local Wildlife Site: The site’s south-eastern corner is adjacent
to a Local Wildlife Site (Pheasant’s Wood).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

The electricity sub-station to the north of the site would need to be protected from development.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Chorleywood.
Availability (ownership/legal issues)
The site is in two separate ownerships. An area to the north of the site (Site ACFS6) has been promoted by
one of the landowners. Contact with one of the landowners has confirmed that land to the east of the site is
available. The landowner of land to the west of the site has confirmed that the land to the west of the site is
available.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
249-355
Phasing
0-5 years
x
6-10 years
x
11-15 years
16+ years
Conclusion
It is not considered that suitable access arrangements can be made and therefore the site is considered to be
unsuitable for development.
Suitable
Available
Achievable
No
Yes
Yes
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Site Ref
EOS6.0

Address
Leavesden Green

Settlement
Leavesden

Site Area (ha)
1.7

Site Description
The site is comprised of greenfield land and is in use as public open space. A pedestrian and cycle path runs
through the site, leading from the Aerodrome Way roundabout to High Road to the east. The south and north
of the site is adjacent to residential gardens and properties. To the north-west of the site is Warner Bros.
Studios.
The eastern boundary of the site is adjacent to the Borough of Watford.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is not in the Green Belt.

Green Belt

Historic Environment: There are no Heritage Assets within the

Heritage Assets Listed Buildings
vicinity of the site. The site is not in a Conservation Area. The
Heritage Impact Assessment states that the site’s development

Conservation Area
would have a neutral impact on the historic environment.

Historic Park and Garden

AONB
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Surface Water Flood Risk: There a small area to the north of

Flood Zone
the site and at the eastern corner which are at low risk of surface
water flooding.

Surface Water Flooding

Access: HCC Highways have stated that although there is an

Groundwater Flooding
extensive highway boundary, it is unclear how a suitable access

Groundwater Source Protection
could be provided and that access would likely require land from
Zone (GSPZ)
the site.

Contamination



Noise
Air Quality
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Potential Environmental Impacts:

The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.

Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

The site is an allocated public open space (Leavesden Green).

Leavesden Green was assessed in the Three Rivers District Council Open Space Assessment which
forms part of the Open Space, Sport and Recreation Study (OSSR) (2019). Leavesden Green is an
amenity greenspace in the Abbots Langley Analysis area (as defined in the OSSR) and was rated
above the threshold for quality and value. The OSSR estimates a future requirement of 46.54ha (per
1,000 of the population of amenity greenspace) in order to maintain current provision levels.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Leavesden.
Availability (ownership/legal issues)
The site is owned by Warner Bros. Studios and is not being promoted for development.
Achievability
The site has not been directly promoted and subsequently, there is no evidence that the site is achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
40-60
Indicative Dwelling Range
68-102
Phasing
0-5 years
6-10 years
x
11-15 years
16+ years
Conclusion
The site is considered to be unsuitable for residential development as it is designated as public open space.
Leavesden Green was assessed in the Three Rivers District Council Open Space Assessment which forms
part of the Open Space, Sport and Recreation Study (OSSR) (2019). Leavesden Green is an amenity
greenspace in the Abbots Langley Analysis area (as defined in the OSSR) and was rated above the threshold
for quality and value. Although there is a surplus of amenity greenspaces in the Abbots Langley area against
the recommended quantity standard, there is an estimated a future requirement of 46.54ha (per 1,000 of the
population of amenity greenspace) to maintain current provision levels and the Abbots Langley Analysis Area
has shortfalls in other types of open space (natural and semi-natural greenspace and allotments). It is
therefore considered that the site’s current use as an amenity greenspace and a public open space should be
protected. The site is also not being promoted for development and is considered to be unavailable. The site is
therefore deemed undeliverable.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS6.1

Address
Land to the north of Parmiter’s School

Settlement
Garston

Site Area (ha)
12.4

Site Description
The site is comprised of greenfield land and is currently in use as a sports ground associated with Parmiter’s
School. The land consists of a 3G football pitch, grass football pitches, a cricket pitch and an athletics track.
There is a building at the western corner of the site associated with Parmiter’s School and the pitches. The site
is bounded by the A405 to the east and Parmiter’s Secondary School to the south. The north and west
boundaries are adjacent to fields, with Bloom Wood to the north-west.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The majority of the

Green Belt
site was not assessed as part of the Stage 2 Green Belt Review.
The Stage 2 Green Belt Review states that the release of any

Heritage Assets Listed Buildings
land outside the assessment area would result in at least high

Conservation Area
harm to the Green Belt. Harm to the Green Belt of releasing the

Historic Park and Garden
wider parcels (in which a small portion of land to the west of the

AONB
site is located) was assessed as moderate-high.

Historic Environment: There are no Heritage Assets within the
vicinity of the site and the site is not within a Conservation Area.
The Heritage Impact Assessment states that the site’s
development would have a neutral impact on the historic
environment.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Groundwater Flood Risk: Groundwater levels across the sie

Flood Zone
are between 0.025m and 5m below the ground surface.

Access: Parmiters School is accessed from High Elms Lane;

Surface Water Flooding
there is no direct vehicular access onto the site. HCC Highways

Groundwater Flooding
have stated that there is no clear point of access to the site and

Groundwater Source Protection
that third party land would be required to achieve two points of
Zone (GSPZ)
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Contamination
Noise
Air Quality

access, which would be required on a site of this size (300+
dwellings). HCC Highways have stated that no access from the
M1 would be permitted under any circumstances and that the
site is in a very unsustainable location.
The Landscape Sensitivity Assessment assessed the site as
having medium-low sensitivity to built development.

Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

There is a public right of way (Abbots Langley 063) which runs directly through the site.

The site is ancillary to the Thomas Parmiter Sports Centre and Parmiters School.

The site contains a 3G football pitch, grass football pitches and a cricket pitch. The Three Rivers
Open Space, Sport and Recreation Study (2019) recommends that the pitches are protected and
enhanced. The PPS Strategy and Action Plan recommends that grass football pitches and cricket
pitches which are currently in use (and no longer in use) should be protected due to the potential they
can offer in meting current and future needs. The Strategy and Action Plan also recommends that the
current stock of 3G pitches should be protected

There is also an athletics track which is ancillary to the education use of Parmiters School.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of
Garston.
Availability (ownership/legal issues)
The site is in single ownership (trustee on behalf of Parmiters School). The site has not been directly promoted
for development.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
434-620
Phasing
0-5 years
6-10 years
x
11-15 years
16+ years
Conclusion
The site is considered to be unsuitable for residential development due to its current sports use which is
ancillary to an education facility and also provides community sports use. It is considered that these uses
should be protected, as recommended in the Open Space, Sports and Recreation Study (2019). The site is
also considered to be unavailable due to its current uses. Therefore the site is undeliverable.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS7.0

Address
Land to the south of Shepherds Lane
and west of the M25

Settlement

Site Area (ha)

Mill End

20.8

Site Description
The site is comprised of greenfield land and is in agricultural use. There is a small area of woodland to the
south-western corner, with tree-lined boundaries to the south, west and east. The western boundary is
adjacent to the M25 whilst the southern boundary is formed by Long Lane. Beyond the southern boundary, on
the opposite side of Long Lane, is safeguarded land for education use and the Reach Free School (Allocation
Site S(a)). The northern boundary is formed by Shepherds Lane. King George V Playing Fields are adjacent to
the north-eastern corner of the site. William Penn Leisure Centre is located to the north-east.
The site contains Site CFS37 and Site PSCFS21 in its boundary.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate.

Heritage Assets Listed Buildings

Historic Environment: There are no Heritage Assets within the

Conservation Area
site. Heronsgate Conservation Area is located to the south-west,

Historic Park and Garden
although this is located on the opposite side of the M25. A

AONB
detailed heritage impact assessment may be required as part of
any proposals. The Heritage Impact Assessment states that the
site’s development would have a neutral impact on the historic
environment.

Archaeology: HCC Historic Environment advise that the site
includes/has potential to include heritage assets of
archaeological interest; any development proposals on the site
should be accompanied by a pre-application or predetermination archaeological assessment.
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Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality










Flood Zone: The site is within Flood Zone 1.
Surface Water Flood Risk: There is low risk of surface water
flooding along the southern, northern and north-eastern
boundaries.
GSPZ: The site is in GSPZ1, which is the most sensitive zone in
terms of the potential risk of contamination to the groundwater
source. A site in GSPZ1 can significantly constrain the density,
scale and design of development; the Environment Agency have
stated they would be likely to object in principle to tall buildings
with deep foundations, infiltration drainage measures such as
soakaways and underground car parks in GSPZ1. A preliminary
risk assessment to determine whether there is contamination of
the site, and whether remediation works would be needed, would
be required at the pre-application stage to support any proposals
on the site.
Access: There is no vehicular access onto the site. Long Lane,
which is adjacent to the south of the site, meets the southwestern corner of the site; this is a single-track road and there
would likely be capacity issues in using this as the primary
access road into the site. Access could be provided from
Shepherds Lane. HCC Highways have stated that access is
likely to be technically achievable and that a wider settlement
strategy could address sustainability concerns that HCC
Highways have.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium-high sensitivity to built development.
Tree Preservation Order: There are protected trees at the
south-west corner (TPO048) and to the north-western corner of
the site (TPO069).
Ecology: HCC Ecology have stated that whilst there are no
fundamental ecological constraints on the site, the site provides
an arable habitat so biodiversity offsetting would be expected.

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve


SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

A public right of way (Rickmansworth 021) runs along the western boundary to the north of the site.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Key Centre of Mill
End.
Availability (ownership/legal issues)
The site is in multiple ownerships. Site CFS37 and PSCFS21 have been promoted for development within the
site. The remainder of the site is owned by Three Rivers District Council and is being promoted for
development.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
30-43
Indicative Dwelling Range
625-895
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is deemed suitable for residential development subject to appropriate mitigation measures as
necessary. Any development of the site should take account of the presence of public rights of way and
protected trees within the site. Consideration should also be given to the site’s location in GSPZ1. Noise and
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air quality issues arising from proximity to the M25 should also be taken account of. The site is both available
and achievable.
Suitable
Available
Achievable
Yes
Yes
Yes
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Site Ref
EOS8.0

Address
Land to the east of Lower Road

Settlement
Kings Langley

Site Area (ha)
5

Site Description
The site is comprised of greenfield land and is in agricultural use, with an area of woodland to the north and
north-west of the site. The site is bounded by residential development to the south and Lower Road to the
west. To the east, the site is adjacent to the remainder of the agricultural field.
The Borough of Dacorum is adjacent to the north of the site.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed the harm to the Green Belt of
releasing the wider parcel (in which the site is located) as very

Heritage Assets Listed Buildings
high.

Conservation Area

Historic Environment: There are no relevant Heritage Assets

Historic Park and Garden
within the site and the site is not within a Conservation Area. The

AONB
Heritage Impact Assessment states that the site’s development
would have a neutral impact on the historic environment
Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality






Flood Zone: The site is within Flood Zone 1.
Surface Water Flood Risk: Within the southern half of the site,
there is a large surface water flow path running across the width
of the site, ranging from low-high risk of surface water flooding.
Access: There is no existing vehicular access the site. HCC
Highways have stated that access from Lower Road is likely to
be technically achievable, although state that the site is in a
fundamentally unsustainable location and that significant growth
in this location would be objectionable to HCC Highways.
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Potential Environmental Impacts:

The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.

Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Kings Langley.
Availability (ownership/legal issues)
The site is in two separate ownerships. The site has not been directly promoted by either of the landowners.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
175-250
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is located in the Green Belt. Harm to the Green Belt of releasing the wider parcel (in which the site is
located) is assessed as very high and the site is non-strategic. Areas which would result in very high harm to
the Green Belt through their release are not considered suitable for residential development. Allocating the site
would not outweigh harm to the Green Belt, if released. The site is therefore considered unsuitable for
residential development.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS8.1

Address
Land to the south of Hyde Lane

Settlement
Kings Langley

Site Area (ha)
8.3

Site Description
The site is comprised of greenfield land, consisting of one open field. The site is bounded by woodland to the
east of the site, with an open field located to the south. Beyond an area of woodland to the west is Woodlands
Poultry Farm. The northern boundary is adjacent to Hyde Lane.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:
 Green Belt: The site is located in the Green Belt. The site was

Green Belt
not assessed as part of the Stage 2 Green Belt Review as it is

Heritage Assets Listed Buildings
not an edge of settlement site. The Stage 2 Green Belt Review

Conservation Area
states that the release of any land outside the assessment area

Historic Park and Garden
would result in at least high harm to the Green Belt.

Historic Environment: There are no Heritage Assets within the

AONB
vicinity of the site and the site is not within a Conservation Area.
The Heritage Impact Assessment states that the site’s
development would have a neutral impact on the historic
environment.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Groundwater Flood Risk: The north-east of the site has

Flood Zone
groundwater levels at least 5m below the surface. To the northwest groundwater levels are between 0.5m and 5m below the

Surface Water Flooding
surface.

Groundwater Flooding

Access: There is no existing vehicular access the site. HCC

Groundwater Source Protection
Highways have stated access from Hyde Lane is technically
Zone (GSPZ)
achievable, but that no increase of vehicular movement would be

Contamination
acceptable to Hyde Lane and due to the highly unsustainable

Noise
location in transport terms, a significant impact from a site of this

Air Quality
scale is likely. HCC Highways also stated that the site is in a
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fundamentally unsustainable location and that significant growth
in this location would be objectionable to HCC Highways.
Noise: Noise issues caused by the site’s proximity to the railway
line may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium-low sensitivity to built development.
TPO: There are protected trees adjacent to the western
boundary of the site (TPO168).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Kings Langley.
Availability (ownership/legal issues)
The majority of the site is in single ownership. A small area at the north-western corner of the site is not
registered through the Land Registry. The site has not been directly promoted for development.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
290-415
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is located in the Green Belt. Harm to the Green Belt of releasing land on which the site is located is
considered to be at least high and the site is non-strategic. Allocating the site would not outweigh harm to the
Green Belt, if released. HCC Highways have also stated that a significant increase in traffic along Hyde Lane,
which is expected from the site, would not be acceptable. It is therefore considered unsuitable for residential
development.
Suitable
Available
Achievable
No
No
No
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Site Ref

Address

EOS10.0

Land at Sandy Lodge Golf Course

Settlement
Moor Park &
Eastbury

Site Area (ha)
27.5

Site Description
The site is comprised of greenfield land and forms part of as Sandy Lodge Golf Club’s golf course. There is a
wooded area to the south, where the boundary of the site is bounded by residential development. The north of
the site is adjacent to the remainder of the golf course, with the club-house to the north-west. The western
boundary of the site runs adjacent to the railway line, whilst the eastern boundary is adjacent to Sandy Lane.
Use(s) Proposed
Residential
Planning History
There is no planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. The Stage 2

Green Belt
Green Belt Review assessed harm to the Green Belt of releasing
the wider parcel (in which the site is located) as moderate.

Heritage Assets Listed Buildings

Historic Environment: Moor Park Estate Conservation Area is

Conservation Area
located in close proximity to the east and north of the site. The

Historic Park and Garden
Heritage Impact Assessment states that development would

AONB
have a minor adverse impact on the historic environment. Any
application would need to be accompanied by a heritage impact
statement and there should be early discussions with the
conservation officer on layout and height of development.

Archaeology: The site is located in a Site of Known
Archaeological Interest. Any development proposals on the site
would need to be accompanied by a pre-application or predetermination archaeological assessment.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Surface Water Flood Risk: A surface water flow path ranging

Flood Zone
from low to high risk of surface water flooding emerging from the
west of the site flows across the centre of the site. There are also

Surface Water Flooding
small patches of low risk flooding scattered throughout the site.

Groundwater Flooding
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Groundwater Source Protection
Zone (GSPZ)
Contamination
Noise
Air Quality





GSPZ: The site is in GSPZ1, which is the most sensitive zone in
terms of the potential risk of contamination to the groundwater
source. A site in GSPZ1 can significantly constrain the density,
scale and design of development; the Environment Agency have
stated they would be likely to object in principle to tall buildings
with deep foundations, infiltration drainage measures such as
soakaways and underground car parks in GSPZ1. A preliminary
risk assessment to determine whether there is contamination of
the site, and whether remediation works would be needed, would
be required at the pre-application stage to support any proposals
on the site.
Access: There is no vehicular access onto the site. Access
would have to be provided from Sandy Lane to the east, given
the location of residential development, the railway line and the
golf club to the south, west and north. HCC Highways have
stated that access is possible achievable onto the A4125,
although the site boundary indicates minimal permeability into
the existing opportunity and that there is minimal opportunity for
sustainable access due to only two existing footpaths.
The Landscape Sensitivity Assessment assessed the site as
having medium-high sensitivity to built development.
Tree Preservation Order: There are protected trees located at
the north-western corner of the site (TPO0643).
Local Wildlife Site: The site is wholly within a Local Wildlife Site
(Sandy Lodge Golf Course).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site


Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

A medium pressure pipeline runs along the southern boundary. An appropriate buffer distance is
likely to be required from the pipeline to any development; Cadent Gas must be consulted as part of
any application.

A public right of way runs through the centre of the site (Rickmansworth 051/052).

The Playing Pitch Strategy (PPS) & Action Plan, which forms part of the Open Space, Sport and
Recreation Study (2019), recommends that Sandy Lodge Golf Club’s golf course should be retained
and its quality sustained through appropriate maintenance.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Eastbury.
Availability (ownership/legal issues)
The site is in single ownership. The site has not been directly promoted by the landowner.
Achievability
The site has not been directly promoted and subsequently there is no clear evidence that the site is
achievable.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
962-1375
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is in use as Sandy Lodge Golf Course which contributes to golf provision in the District. The Playing
Pitch Strategy (PPS) & Action Plan, which forms part of the Open Space, Sport and Recreation Study (2019),
recommends that the Sandy Lodge Golf Course should be retained and its quality sustained through
appropriate maintenance. The draft Local Plan seeks to protect existing sports facilities, including golf
facilities. The site is also located wholly in a Local Wildlife Site. For these reasons the site is considered to be
unsuitable for residential development.
Suitable
Available
Achievable
No
No
No
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Site Ref
EOS11.0

Address
Land to the north of Hampermill Lane

Settlement
Oxhey Hall

Site Area (ha)
3.56

Site Description
The site is comprised of greenfield land and is agricultural use. The boundaries of the site are tree-lined or
formed by hedgerows/vegetation. Adjacent to the south of the site is Hampermill Lane, with residential
development associated with Oxhey Hall beyond this. There is agricultural land to the north and west.
Adjacent to the north-eastern corner of the site is Oxhey Hall farmhouse and associated buildings. To the west
of the site there is a covered reservoir and pumping station, operated by Affinity Water. An ordinary
watercourse runs in close proximity to the north of the site.
Use(s) Proposed
Residential
Planning History
There is no planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The site is located

Green Belt
in two parcels that were assessed in the Stage 2 Green Belt
Review. Harm to the Green Belt of releasing the parcel (in which

Heritage Assets Listed Buildings
the majority of the site, is located) was assessed as moderate
Conservation Area
high. Harm to the Green Belt of releasing the parcel in which a

Historic Park and Garden
small area to the east of the site is located was assessed as

AONB
high.

Historic Environment: To the immediate north-east of the site
there is a Grade II* Listed Building (Oxhey Hall) and a Grade II
Listed Building (Barn 30 metres south-east of Oxhey Hall Farm).
The Scheduled Ancient Monument (Moated Site, Oxhey Hall) is
also located to the immediate north-east of the site. Oxhey Hall
Conservation Area is located to the south of the site, on the
opposite side of Hampermill Lane. The Heritage Impact
Assessment states that development of the site would have a
moderate adverse impact on the historic environment and that it
is unlikely that any development on this site would be acceptable
as the harm caused will be difficult to mitigate. The Heritage
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Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality











Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Impact Assessment states that a detailed heritage impact
assessment would be required to determine the full impact on
the historic environment.
Archaeology: Adjacent to the north of the site is the Oxhey Hall
Site of Known Archaeological Interest and adjacent to the west
of the site is the River Colne Settlements Site of Known
Archaeological Interest. Any development proposals on the site
would need to be accompanied by a pre-application or predetermination archaeological assessment.
Flood Zone: The majority of the site is in Flood Zone 1 (94% of
the site area). An area to the north-western corner of the site is
in Flood Zone 2 and Flood Zone 3a, with a small area also in
Flood Zone 3b. This is associated with the ordinary watercourse
which run in close proximity to the north of the site and which
abut the north-western corner of the site. The area of the site in
Flood Zone 2/3a/3b is approximately 0.24ha in size.
Surface Water Flood Risk: There are multiple surface water
flow paths which affect the site. The highest flood risk is in the
west of the site, where there is a flow path flows northwards
though the site during a 1 in 30 year rainfall events. This flood
risk coincides with the floodplain of the ordinary watercourse at
the western boundary of the site. A larger area of the site is at
risk during a 1 in 1,000 rainfall event, associated with two flow
paths which form to the south of the site and pass through the
centre and east of the site, before meeting the River Colne.
Groundwater Flood Risk: Groundwater levels to the north of
are between 0.025m and 0.5m below the ground (69% of the site
area). The remainder of the site, to the south-west, has
groundwater levels between 0.5m and 5m below the surface.
GSPZ: The site is in GSPZ1, which is the most sensitive zone in
terms of the potential risk of contamination to the groundwater
source. A site in GSPZ1 can significantly constrain the density,
scale and design of development; the Environment Agency have
stated they would be likely to object in principle to tall buildings
with deep foundations, infiltration drainage measures such as
soakaways and underground car parks in GSPZ1. A preliminary
risk assessment to determine whether there is contamination of
the site, and whether remediation works would be needed, would
be required at the pre-application stage to support any proposals
on the site.
Access: There is no vehicular access onto the site. HCC
Highways have stated that access would likely be achievable,
although there is a policy against the introduction of new A Road
accesses which would need to be overcome. HCC Highways
also stated that significant improvements to remove severance of
the A4125 would be required.
The Landscape Sensitivity Assessment assessed the site as
having medium-low sensitivity to built development.
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Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Oxhey Hall.
Availability (ownership/legal issues)
The site is in single ownership of Affinity Water is subject to a leasehold agreement until 2026.
The site is in the same ownership as land to the north of the site which has been promoted (CFS67). The
landowner has stated that the land is available for development.
Achievability
No issues regarding the viability of the site have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
30-50 (3.56ha)
Indicative Dwelling Range
107-178
30-50 (3.32ha
100-166
Flood Zone 1
only)
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The Heritage Impact Assessment states that the heritage assets to the immediate north-west of the site form a
highly sensitive group of heritage assets whose setting and significance would be seriously harmed by the
development of the site. The Heritage Impact Assessment states is unlikely that any development on this site
will be acceptable as the harm caused will be difficult to mitigate. For these reasons the site is considered to
be unsuitable.
Suitable
Available
Achievable
No
Yes
Yes
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Site Ref
EOS12.0

Address
Land to the west of Maple Cross

Settlement
Maple Cross

Site Area (ha)
15.76

Site Description
The site is comprised of greenfield land and is in agricultural use. Adjacent to the east of the site is Beechen
Wood and residential development associated with Maple Cross. The western boundary is adjacent to the
M25 and the southern boundary is bounded by Hornhill Road. The north of the site is bounded by Chalfont
Lane with The sites northern boundary runs along Chalfont Lane.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is within the Green Belt. The site falls into

Green Belt
two parcels which were assessed in the Stage 2 Green Belt
Review. Harm to the Green Belt of releasing the parcel (in which

Heritage Assets Listed Buildings
the southern half of the site is located) was assessed as

Conservation Area
moderate. Harm to the Green Belt of releasing the parcel (in

Historic Park and Garden
which the northern half of the site is located) was assessed as

AONB
high.

Historic Environment: The site does not contain any heritage
assets and is not in close proximity to a Conservation Area. The
Heritage Impact Assessment states that development would
have a neutral impact on the historic environment.
Physical Constraints:

Flood Zone: The site is within Flood Zone 1.

Access

Surface Water Flood Risk: There is low risk of surface water

Flood Zone
flooding along the northern boundary of the site.

Groundwater Flood Risk: The north of the site has

Surface Water Flooding
groundwater levels between 0.5m and 5m below the ground

Groundwater Flooding
surface. The south of the site has groundwater levels at least 5m

Groundwater Source Protection
below the ground surface.
Zone (GSPZ)

GSPZ: The majority of the site is in GSPZ1. GSPZ1 is the most

Contamination
sensitive zone in terms of the potential risk of contamination to

Noise
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Air Quality






the groundwater source. A site in GSPZ1 can significantly
constrain the density, scale and design of development; the
Environment Agency have stated they would be likely to object in
principle to tall buildings with deep foundations, infiltration
drainage measures such as soakaways and underground car
parks in GSPZ1. A preliminary risk assessment to determine
whether there is contamination of the site, and whether
remediation works would be needed, would be required at the
pre-application stage to support any proposals on the site. A
small area at the north-western corner is in GSPZ1.
Access: There is no vehicular access onto the site. Access
could be provided from Chalfont Lane and Hornhill Road. HCC
Highways have stated that access is likely to be technically
achievable.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium-high sensitivity to built development.
Tree Preservation Order: There are protected trees to the
south of the site (TPO044).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Public rights of way run through the centre of the site (Rickmansworth 009) and along the eastern
boundary (Rickmansworth 008).

The eastern boundary of the site is adjacent to the Beechen Wood Open Space Allocation.

A buffer distance would be needed from the M25 to any residential development.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Maple Cross.
Availability (ownership/legal issues)
The site is in single ownership and being promoted by the landowner.
Achievability
The promoters of the site have not specified any issues regarding the viability in developing the site.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
21-25
Indicative Dwelling Range
343-395
Phasing
0-5 years
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is located in the Green Belt. Harm to the Green Belt of releasing the two parcels (in which the site is
located) is assessed as ranging from moderate to high.

When considered in isolation, the high harm area of the site is not strategic in scale (approximately 9.5ha in
size) and its release from the Green Belt would not outweigh harm to the Green Belt, if released. It is therefore
considered unsuitable for residential development. This part of the site is strategic in scale when considered
with the adjacent site (Site CFS34b); Please see the Site Assessment for Site EOS12.2 which considers a
combination of both sites.
The area to the south of the site, which is assessed as resulting in moderate harm to the Green Belt, is
considered to be suitable for residential development when considered in isolation.
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The site’s southern boundary is adjacent to Site CFS34b, which is a strategic site. Site EOS12.0 and CFS34b
have been assessed as a singular site. Please see the Site Assessment for Site EOS12.2.
Suitable
Available
Achievable
North of site –
Yes
Yes
No
South of Site –
Yes
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Site Ref
EOS12.1

Address
Land between M25 and Maple Cross

Settlement
Maple Cross

Site Area (ha)
31

Site Description
The site is comprised of greenfield land and is in agricultural use. The site’s southern boundary is formed by
Chalfont Road and residential development associated with Maple Cross. To the north of the site is
agricultural land and to the west, beyond a portion of agricultural land, is the M25. The western most point of
the site abuts the M25.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. Harm to the

Green Belt
Green Belt of releasing the wider parcel (in which the site is
located) was assessed as high.

Heritage Assets Listed Buildings

Historic Environment: There is a Locally Listed to the east of

Conservation Area
the site and two Grade II Listed Buildings located to the north
Historic Park and Garden
east. The Heritage Impact Assessment states that development

AONB
of the whole land parcel would have a minor adverse impact on
the historic environment. The Heritage Impact Assessment
states that careful design has the potential to limit the harm,
especially at the eastern side of the development. Any
application would need to be accompanied by a heritage impact
statement and there should be early discussions with the
conservation officer on layout and height of development.
Physical Constraints:

Flood Zone: The site is in Flood Zone 1.

Access

Surface Water Flood Risk: There majority of the site has no

Flood Zone
risk of surface water flooding. The western and southern
boundaries have a low-medium risk of flooding. There is also a

Surface Water Flooding
small parcel to the north-east of the site at low-medium flood

Groundwater Flooding
risk.

Groundwater Source Protection
Zone (GSPZ)
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Contamination
Noise
Air Quality









Groundwater Flood Risk: The majority of the site has
groundwater levels between 0.5m and 5m below the ground, the
north-west of the site has groundwater levels at least 5m below
the ground.
GSPZ: The centre of the site is within GSPZ2, whilst the north
and south parcels of land are within GSPZ1. GSPZ1 is the most
sensitive zone in terms of the potential risk of contamination to
the groundwater source. A site in GSPZ1 can significantly
constrain the density, scale and design of development; the
Environment Agency have stated they would be likely to object in
principle to tall buildings with deep foundations, infiltration
drainage measures such as soakaways and underground car
parks in GSPZ1. A preliminary risk assessment to determine
whether there is contamination of the site, and whether
remediation works would be needed, would be required at the
pre-application stage to support any proposals on the site.
Access: There is no vehicular access onto the site.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium sensitivity to built development.
Local Wildlife Site: The site’s north-western boundary abuts a
Local Wildlife Site (Chalk Pit south-east of Ladywalk Wood).

Potential Environmental Impacts:


Landscape Character


Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Maple Cross.
Availability (ownership/legal issues)
The site is in single ownership. The landowner has confirmed that the site as a whole is not available, however
an area to the south of site is available for development. The part of the site which is available for
development is assessed as Site EOS12.3
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
25-40
Indicative Dwelling Range
775-1240
Phasing
0-5 years
6-10 years
11-15 years
x
16+ years
x
Conclusion
Communications with the landowner has confirmed that the site as a whole is not available for residential
development.
Please see the Site Assessment for Site EOS12.3 for the part of the site which is available for development.
Suitable
Available
Achievable
Yes
No
Yes
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Site Ref
EOS12.2

Address
Land to the west and south of Maple
Cross

Settlement

Site Area (ha)

Maple Cross

52.2

Site Description
The site is comprised of greenfield land, which is in use as open, agricultural land. The east of the site is
bounded by trees and residential development associated with Maple Cross. The western boundary is in close
proximity to the M25, with an area of greenspace abutting the western boundary and the M25 towards the
south-west of the site. The northern boundary of the site runs along Chalfont Lane, with the north-eastern
boundary abutting Franklin’s Spring. To the immediate north-east of the site is Maple Cross JMI School and to
the east is Denham Way, beyond a strip of trees. Hornhill Road runs directly through the site separating the
site into two parcels of land (northern and southern parcels). The site is a combination of Site CFS34b and
EOS12.0
Use(s) Proposed
Residential, education, community uses, retail, business
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. The site is

Green Belt
located in four parcels which were assessed in the Stage 2
Green Belt Review. Harm to the Green Belt of releasing the

Heritage Assets Listed Buildings
wider parcel (in which the northern part of the site is located) was

Conservation Area
assessed as high. Harm to the Green Belt of releasing the parcel

Historic Park and Garden
(in which the central part of the site is located, i.e. the land

AONB
adjacent to north and south of Hornhill Road) was assessed as
moderate. Harm to the Green Belt of releasing the parcel (in
which the southern part of the site is located) was assessed as
moderate-high. Harm to the Green Belt of releasing the parcel (in
which the north-eastern parcel of the site, adjacent to Franklin’s
Spring, is located) was assessed as low-moderate.

Historic Environment: A Grade II Listed Building (The Church
of St Thomas of Canterbury) lies to the immediate east of the
site. The Heritage Impact Assessment states that development
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Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality













of the whole land parcel would have a minor adverse impact on
the historic environment, as there would be a change in the
agrarian landscape by development. The Heritage Impact
Assessment states that careful design has the potential to limit
the harm, especially at the eastern side of the development. Any
application would need to be accompanied by a heritage impact
statement and there should be early discussions with the
conservation officer on layout and height of development.
Archaeology: HCC Historic Environment advise that the site
includes/has potential to include heritage assets of
archaeological interest; any development proposals on the site
should be accompanied by a pre-application or predetermination archaeological assessment.
Flood Zone: The site is in Flood Zone 1.
Surface Water Flood Risk: Within the southern part of the site,
there is a surface water flow path running from the central
eastern boundary (adjacent to Denham Way) towards the
central-southern area of the site. This flow path is at low risk of
surface water flooding (1 in 1000 year rainfall event). Against the
eastern boundary and to the north-east of the site, there are
small areas at high risk (1 in 30 year rainfall event). Close to the
northern boundary, adjacent to Franklin’s Spring, there is small
area which ranges from medium-low risk of surface water
flooding. The north-eastern boundary of the northern parcel is at
low risk of surface water flooding along the north-eastern
boundary.
Groundwater Flood Risk: The northern part of the northern
parcel of the site has groundwater levels ranging from 0.5m and
5m. The centre of the site, adjacent to Hornhill Road and the
south-western part of the southern parcel has groundwater levels
at least 5m below the ground surface. The eastern and central
areas of the southern parcel has groundwater levels between
0.5m and 5m of the surface. The south-eastern area of the
southern parcel has groundwater levels between 0.025m and
0.5m below the ground surface.
GSPZ: The majority of the site is in GSPZ1, which is the most
sensitive zone in terms of potential risk of contamination to the
groundwater source. A site in GSPZ1 can significantly constrain
the density, scale and design of development; the Environment
Agency have stated they would be likely to object in principle to
tall buildings with deep foundations, infiltration drainage
measures such as soakaways and underground car parks in
GSPZ1. A preliminary risk assessment to determine whether
there is contamination of the site, and whether remediation
works would be needed, would be required at the pre-application
stage to support any proposals on the site. A small area at the
north-eastern corner of the site is in GSPZ2.
Access: There is no existing access into the site. It is proposed
that the site would be accessed from Denham Way, as the
primary route leading to the northern part of the site. A
secondary access could be provided from Hornhill Road and an
emergency access is also proposed from the north of the
northern parcel.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers.
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Wastewater: Thames Water have advised that the scale of
development/s is likely to require upgrades to the wastewater
network. It is recommended that the Developer and the Local
Planning Authority liaise with Thames Water at the earliest
opportunity to agree a housing and infrastructure phasing plan.
The plan should determine the magnitude of spare capacity
currently available within the network and what phasing may be
required to ensure development does not outpace delivery of
essential network upgrades to accommodate future
development.
The northern parcel of land was not assessed as part of the
Landscape Sensitivity Assessment. The southern part of land
was assessed; Landscape Sensitivity Assessment classifies the
southern section of the site (CFS34a) as having medium-high
sensitivity to built development. The northern section (CFS34) is
classified as having medium-low sensitivity to built development.
TPO: There are protected trees within the site, adjacent to the
north of Hornhill Road (TPO044).

Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI


Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

The southern parcel of land has a public right of way which runs along the northern boundary and
through the site. The northern parcel of land has two public rights of ways, one of which runs through
the centre of the site (Rickmansworth 009) and the other along the eastern boundary (Rickmansworth
008).

The HS2 safeguarding zone is adjacent to the western boundary of the southern parcel of land.

The site is strategic in scale and would provide supporting infrastructure. This includes: a primary
education extension to Maple Cross JMI and Nursery School, parkland (including play space), a local
centre including local shops, community facilities, a nursery and flexible commercial space, a 90-bed
extra care home, improved bus stops and an extended bus route through the site as well as
pedestrian and cycle routes.

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Maple Cross.
Availability (ownership/legal issues)
The site is in single ownership and the site is being promoted by the landowner.
Achievability
The promoters of the site have not specified any issues regarding the viability in developing the site.
Potential Density
Landowner Proposed DPH 29
Landowner Proposed Dwelling Range 1500
Indicative DPH
29
Indicative Dwelling Range
1500
Phasing
0-5 years
x
6-10 years
x
11-15 years
x
16+ years
Conclusion
The site is located in the Green Belt. Harm to the Green Belt of releasing the four parcels (in which the site is
located) were assessed as ranging from low-moderate, moderate, moderate-high and high across the site.
The site is strategic in scale and its development would support a high level of infrastructure provision. It is
considered that the strategic advantages of the site justify the level of high harm to the Green Belt in releasing
the northern part of the site parcels of the site as well as the release of areas within the site that would result in
lower harm to the Green Belt.
The site is therefore deemed to be suitable. Small areas of the site are at risk of surface water and
groundwater flooding and future proposals would need to satisfactorily address this and provide suitable
mitigation where necessary. Consideration to heritage assets and potential environmental impacts will also
need to be made. Future proposals would also need to take account of the site’s location in GSPZ1. Any
development would need to take account of the presence of Public Rights of Way and the presence of
protected trees on site. The site is both available and achievable. The site is considered to be developable.
Suitable
Available
Achievable
Yes
Yes
Yes
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Site Ref
EOS12.3

Address
Land to the north of Chalfont Road,
Maple Cross

Settlement

Site Area (ha)

Maple Cross

3.7

Site Description
The site is comprised of greenfield land which is in agricultural use. The site is bordered by residential
development along Oakhill Road to the east and Chalfont Road forms the southern and eastern boundaries.
The north of the site is bordered by the remainder of the agricultural field. The settlement of Maple Cross is
located to the east and south, with agricultural land to the south-west. The M25 is located to the west of the
site.
Use(s) Proposed
Residential
Planning History
There is no relevant planning history on the site.
Suitability
Policy Constraints:

Green Belt: The site is located in the Green Belt. Harm to the

Green Belt
Green Belt of releasing the wider parcel (in which the site is
located) was assessed as high.

Heritage Assets Listed Buildings

Historic Environment: There is a Locally Listed to the north
Conservation Area
east of the site, although this is situated beyond residential

Historic Park and Garden
development. A detailed heritage impact assessment would be

AONB
required as part of any proposals.
Physical Constraints:

Access

Flood Zone

Surface Water Flooding

Groundwater Flooding

Groundwater Source Protection
Zone (GSPZ)

Contamination

Noise

Air Quality






Flood Zone: Flood Zone: The site is in Flood Zone 1.
Surface Water Flood Risk: Along the southern boundary of the
site, there is low to medium risk of surface water flooding.
Groundwater Flood Risk: Groundwater levels are between
0.5m and 5m below the ground surface.
GSPZ: GSPZ1 is the most sensitive zone in terms of the
potential risk of contamination to the groundwater source. A site
in GSPZ1 can significantly constrain the density, scale and
design of development; the Environment Agency have stated
they would be likely to object in principle to tall buildings with
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deep foundations, infiltration drainage measures such as
soakaways and underground car parks in GSPZ1. A preliminary
risk assessment to determine whether there is contamination of
the site, and whether remediation works would be needed, would
be required at the pre-application stage to support any proposals
on the site.
Access: The site could be accessed from Chalfont Road.
Noise: Noise issues caused by the site’s proximity to the M25
may have an impact on the site and its future occupiers.
Air Quality: Air quality issues caused by the site’s proximity to
the M25 may have an impact on the site and its future occupiers.
The Landscape Sensitivity Assessment assessed the site as
having medium-high sensitivity to built development.

Potential Environmental Impacts:


Landscape Character

Air Quality (AQMA)

Local Wildlife Site

Local Nature Reserve

SSSI

Ancient Woodland

Tree Preservation Order

Ancient/Veteran Tree
Further Constraints/Considerations:

Settlement Hierarchy (Core Strategy, 2011): The site is located at the edge of the Secondary Centre
of Maple Cross.
Availability (ownership/legal issues)
The landowner has stated that the site would be available for development.
Achievability
No viability issues have been identified.
Potential Density
Landowner Proposed DPH N/A
Landowner Proposed Dwelling Range N/A
Indicative DPH
35-50
Indicative Dwelling Range
130-185
Phasing
0-5 years
x
6-10 years
11-15 years
16+ years
Conclusion
The site is located in the Green Belt. Harm to the Green Belt of releasing the wider parcel (in which the site is
located) is assessed as high and the site is non-strategic. Allocating the site would not outweigh harm to the
Green Belt, if released. The site is therefore deemed unsuitable for residential allocation.
Suitable
Available
Achievable
No
Yes
Yes
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