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This document sets out the Development Specification and Parameters for a residential led mixed
use development on land at North St Albans (the ‘application site’). It has been prepared to inform a
‘hybrid’ planning application to be submitted on behalf of Hallam Land Management Limited, St
Albans School, and St Albans School Woollam Trust. The application was amended in October 2025
and this document has been updated accordingly.

Planning permission is sought for the following development:
(1) Relocation and replacement of existing playing fields and erection of pavilion annex; and

(2) Construction of up to 1000 new homes (Use Class C3) to include a mix of market housing,
affordable housing, age restricted specialist accommodation for the elderly, adult disability
service units; a care home (Use Class C2); a local centre (Use Classes E and F); a primary school
(Use Class F); the laying out of green infrastructure including habitat creation; drainage
infrastructure; earthworks; pedestrian and cycle routes;, new means of access and alterations
to existing accesses.

The application site, shown at Appendix 1, is described in detail in Section 3 of this Report.

The purpose of this document, together with the parameter plans, is to define and describe the
proposed development

Format of the development specification and parameters

The application is submitted as a “hybrid” application. Part (1) is submitted as a full application. Part
(2) is submitted as an outline application with approval of means of access sought at the present
time, and all other reserved matters to be approved at a later date.

The proposed development is Environmental Impact Assessment (“EIA”) development as defined by
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017. The
planning application will therefore be accompanied by an Environmental Statement (“ES"). Certain
parameters will be fixed to set the framework for that assessment and subsequent future reserved
matters as part of the multistage consent process. Without these, the EIA has no context from
which to assess the likely environmental effects of the development. Adopting a ‘parameters
approach’ allows for a degree of flexibility with regard to, for example, the detailed design of the
development, whilst ensuring that the EIA is appropriate and legally robust.

Therefore, this report should be read alongside the parameter plans contained in Appendix 2, which
will be submitted for approval as part of the planning permission.

In terms of format, this document is structured as follows:

Section 2 sets out the procedural and policy requirements relevant to the submission of an outline
planning application;

Section 3 sets out a description of the application site; and

Section 4 sets out the form of the proposed development and planning application.
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2 Procedural matters

2.1 This section sets out the procedural and policy requirements relevant to the submission of an
outline planning application.

Town and Country Planning Act 1990

2.2 An application for outline planning permission allows for a decision on the general principles of how
a site can be developed. Pursuant to Section 90 of the Town and Country Planning Act 1990, outline
planning permission is granted subject to conditions requiring the subsequent approval of one or
more ‘reserved matters’.

Town and Country Planning (Development Management Procedure) (Order) 2015

2.3 The following explains an outline planning permission and the associated reserved matters.

Part 1: Interpretation — Article 2

“outline planning permission” means a planning permission for the erection of a building, which is
granted subject to a condition requiring the subsequent approval of the local planning authority
with respect to one or more reserved matters;

“reserved matters” in relation to an outline planning permission, or an application for such
permission, means any of the following matters in respect of which details have not been given in
the application—

(i) access; in relation to reserved matters, means the accessibility to and within the site, for vehicles,
cycles and pedestrians in terms of the positioning and treatment of access and circulation routes
and how these fit into the surrounding access network;

(i) appearance; means the aspects of a building or place within the development which determines
the visual impression the building or place makes, including the external built form of the
development, its architecture, materials, decoration, lighting, colour and texture

(iii) landscaping; in relation to a site or any part of a site for which outline planning permission has
been granted or, as the case may be, in respect of which an application for such permission has
been made, means the treatment of land (other than buildings) for the purpose of enhancing or
protecting the amenities of the site and the area in which it is situated and includes—

screening by fences, walls or other means;

the planting of trees, hedges, shrubs or grass;

the formation of banks, terraces or other earthworks;

the laying out or provision of gardens, courts, squares, water features, sculpture or public art; and
the provision of other amenity features.

(iv) layout; means the way in which buildings, routes and open spaces within the development are
provided, situated and orientated in relation to each other and to buildings and spaces outside the
development; and

(v) scale; except in the term ‘identified scale’, means the height, width and length of each building
proposed within the development in relation to its surroundings.

Part 3. Applications for outline planning permission — Article 5

(1) Where an application is made to the local planning authority for outline planning permission, the
authority may grant permission subject to a condition specifying reserved matters for the
authority's subsequent approval.

(5) Where access is a reserved matter, the application for outline planning permission shall state the
area or areas where access points to the development proposed will be situated.
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Part 3: Applications for approval of reserved matters — Article 6

An application for approval of reserved matters—

(@) must be made in writing to the local planning authority and give sufficient information to enable
the authority to identify the outline planning permission in respect of which it is made;

(b) must include such particulars, and be accompanied by such plans and drawings, as are
necessary to deal with the matters reserved in the outline planning permission.

Planning Practice Guidance

Planning Practice Guidance (“PPG") published in March 2014 provides guidance in respect of the
requirements for outline planning applications. The PPG notes that “information about the
proposed use or uses, and the amount of development proposed for each use is necessary to allow
consideration of an application for outline planning permission” (Paragraph: 034 Reference ID: 14-
034-20140306).

PPG notes that the applicant can choose to submit details of any of the reserved matters as part of
an outline application (Paragraph: 035 Reference ID: 14-035-20140306).

For Part 2 of the application, Table 1 below catalogues the extent to which (1) approval of some of
reserved matters sought at the present time and (2) those which are reserved for subsequent
approval.

Table 1: Extent of planning permission sought; matters not reserved and matters reserved

THE RESIDENTIAL-LED MIXED USE SCHEME

Yes - formation of new junction on Harpenden Road, pedestrian and cycle
routes and connections to existing routes at Harpenden Road,
Sandridgebury Lane and Valley Road, and alterations to Valley Road and
Access Sandridgebury Lane. (Details of the shared footway/cycleway from
Sandridgebury Lane to Bridleway Sandridge 009 (the Hertfordshire Way)
shown on the Access and Movement Parameter Plan is reserved for
subsequent approval.)

No - reserved for later approval pursuant to Section 92(1) of the Town and

Appearance Country Planning Act

No - reserved for later approval pursuant to Section 92(1) of the Town and

Landscaping Country Planning Act

No - reserved for later approval pursuant to Section 92(1) of the Town and

Layout Country Planning Act

No - reserved for later approval pursuant to Section 92(1) of the Town and

Scale Country Planning Act
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This section provides a description of the application site.

Location

The site, shown at Appendix 1, is located immediately north of the urban area of St Albans and lies
within the administrative area of St Albans City and District Council.

The site

The majority of the site is arable land in agricultural use and measures approximately 50.30 hectares
in size. In the north west of the site are three playing fields, which are associated with Woollam
Playing Fields.

The site is bounded to the south by the existing settlement of St Albans, St Albans Girls’ School and
the Valley Road Industrial Estate. The southern boundary is formed by Longspring Wood which is an
ancient woodland and Local Wildlife Site. To the north and east there is countryside. To the north
west are the Woollam Playing Fields and to the west are residential dwellings fronting Harpenden
Road. A residential premise known as Cheapside Farm is situated to the east of the northermost
field and is accessed from a lane extending north from Sandridgebury Lane.

The site is contained by the A1081 to the west and the railway line to the east. Sandridgebury Lane
runs southwest to northeast through the site. Valley Road extends south of Sandridgebury Lane.

The site is sub divided into five fields of varying size and shape. These fields are typically defined by
hedgerows containing some trees.

There is one Public Right of Way (“PRoW") along the eastern and southeastern boundary of the site,
referenced St Albans City 096.

Sewell Park

Adjoining the application site to the west is the remaining parcel of land within the previous North
St Albans Broad Location. The site measures approximately 3ha and is broadly rectangular in shape.

Outline planning permission was granted in January 2022 for residential development of up to 150
dwellings together with all associated works. (Application Reference 5/2021/0423). A reserved
matters application was submitted in July 2024. The detailed proposals include 123 new dwellings, of
which, 49 (40%) are to be affordable. St Albans District Council’s Planning Committee resolved to
approve those reserved matters at its meeting in the 1t September 2025.

The location of pedestrian and cycle links between the application site and Sewell Park are shown
on the parameter plans. The detailed design of these will need to be controlled by planning
condition.
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The form of the planning application
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This section sets out the form of the planning application to be submitted.

The application is submitted as a “hybrid” application. Part (1) is submitted as a full application. Part
(2) is submitted as an outline application with approval of means of access sought at the present
time, and all other reserved matters to be approved at a later date.

The residential-led mixed use development

The main body of the application site is to be developed for new housing, a two-form entry primary
school, a local centre including mobility hub, open space and drainage infrastructure. New
landscape planting and habitat creation will be inherent within the developed areas.

For this part of the scheme, only access details are to be approved. The approval of other reserved
matters (appearance, landscaping, layout and scale) would be conditioned.

The broad arrangement of land uses across this part of the application site is shown on the
parameter plans listed in Table 2 and which are included at Appendix 2.

Table 2: Parameter plans
TITLE

Land use parameter plan

DRAWING

DE_565_72 Rev D

INFORMATION PROVIDED

The broad arrangement of land uses within

the site

Access and movement plan

DE_565_73 Rev F

The internal access arrangements and
points of connection to the site

Green and blue infrastructure
parameter plan

DE_565_74 Rev E

The broad arrangement for blue and green

infrastructure within the site

Building heights plan

DE_565_075Rev D

The maximum height of buildings within
development area

The components of this part of the development are shown in Table 3.

Table 3: Components of the proposed development

LAND USE USE CLASS | QUANTUM

Housing including market, affordable, C3 Up to 1000

age restricted specialist

accommodation for the elderly, and

adult disability service units

A care home Cc2 80-bed

Local centre EandF up to 2,230sgm

Primary school F Two-form entry (2 hectares of land)
Green infrastructure - -

Playing fields and sports pavilion annex F Three rugby pitches with a cricket pitch

overlain, 285sgm (GEA) sports pavilion
annex

Means of access and movement

Harpenden Road, Sandridgebury Lane
Valley Road and pedestrian/cycle
connection to Bridleway Sandridge 009
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Building Heights are shown in Table 4.

Table 4: Proposed building heights

USE STOREYS HEIGHT (MAX TO RIDGE LINE)
Residential dwellings Up to three storeys Up to 12.8m in height
Apartments within local centre | Up to four storeys Up to 16m in height
Buildings within the local centre | Up to four storeys Up to 16m in height
Primary school - Up to 12m in height
80-bed care home Up to three storeys Up to 12.8m in height

Access

Access drawings for Harpenden Road, Sandridgebury Lane and Valley Road are included at
Appendix 3 and are listed in Table 5.

Table 5: Proposed Access Drawings

TITLE DRAWING

Sandridgebury Lane turning loop 05920-SK-006 P3

Sandridgebury Lane west of railway line 05920-SK-008 P2

Sandridgebury Lane site access 05920-TR-C-024 P1
Sandridgebury Lane turning loop and 05920-TR-C-025 P1
Valley Road

Harpenden Road active travel proposals 05920-TR-C-026 PO1
between site accesses

Modal filter at Valley Road 05920-SK-010 P3

Harpenden Road signalised site access 05920-CI-A-001 PO6

The replacement playing fields

The existing playing fields must be relocated and made ready for use prior to the commencement
of residential development on the site.

As such, detailed approval is sought for the replacement playing fields scheme.

The scheme in overall is shown on drawing DE_565_81 Rev F which is included at Appendix 4. The
area of land is sufficiently large for three rugby pitches to be laid out over which a cricket pitch will
be laid. The provision of these playing fields facilitates a more efficient use of other playing pitch
land within the existing Woollam Playing Field area.

This works associated with the replacement playing field comprises:
a) earthworks to create a plateauy;
b) the installation of surface water drainage;
c) the surfacing of playing fields;
d) the erection of new pavilion building;
e) the erection of a means of enclosure to secure the site's boundary; and

f) thelaying out of an area of replacement car parking and extension of the existing internal
highway.
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413 Table 6 lists the drawings for the replacement playing fields and these are included at Appendix 4.

414

Table 6: Playing Field Drawings
TITLE

Sports Pavillion Annex

DRAWING

DE_565_012 Rev F

INFORMATION PROVIDED

The appearance of the proposed
building

Pavillion annex proposed floor
plan and roof plan

DE_565_013 Rev D

The internal arrangement of the
building and its appearance in
plan form

Site location plan

DE_565_70 Rev |

Site boundary

Existing site plan

DE_565_71 Rev |

Site boundary and Tm contours

Existing context plan

DE_565_78 Rev D

Existing OASA sports pitch and
field arrangements

Proposed context plan

DE_565_79 Rev D

Proposed OASA sports pitch
arrangements

Sports pitches existing site plan

DE_565_80 Rev C

Existing site configuration

Proposed pitch layout plan

DE_565_81 Rev F

The arrangement of playing
pitches and ancillary uses

Proposed fencing and means of
enclosure

DE_565_82 Rev G

Boundary treatments to enclose
the playing fields land

Advanced planting specification 1
of 2

DE_565_103 Rev C

Proposed landscaping and
planting arrangements

Advanced planting specification 2
of 2

DE-565_103_2 Rev A

Proposed landscaping and
planting arrangements

Environmental Statement

Based on work undertaken to date and adopting the conclusion in the District Council's 2024
Scoping Opinion, the aspects of the environment likely to be significantly affected by the proposed
development, both during construction and operation, are as listed below:

a) Ecology and biodiversity
b) Landscape and visual

c) Agriculture and soil

d) Heritage and archaeology
e) Ground conditions

f)  Water resources

g) Socio-economics

h) Waste and material assets
i) Climate change

j)  Trafficand movement;

k) Noise and vibration; and

[)  Air quality.
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415 The scope of the environmental topic assessments has been agreed with the District Council as part
of the EIA Scoping Report. A Supplementary ES has been prepared that considers the October 2025
amendments.
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5.6

The proposals set out in the outline planning application are envisaged to be delivered over
approximately a 10-year period with construction on replacement pitches commencing in 2026/27,
construction commencing on residential development in 2027, first completions in 2029/30 and
development completion by 2041.

Table 7: Delivery programme (indicative)

26-27 27-28 28-29 | 2930 | 30-31 | 31-32 | 32-33 | 33-34 | 34-35 | 35-36 pzlfi'g ;
Pitches /

. Site

Pitches . - 75 100 | 100 | 125 150 | 200 | 200 | 1,000
Preparation
works

The EIA assumed that the construction of the proposed development would commence on site in
2026. To allow for the passage of time the current assessment has considered development
commencing in 2027 with first completions likely 2029/30 and will assume delivery of the completed
development (1,000 dwellings) by 2041.

This delivery timescale is considered broadly realistic and readily achievable in light of the build rates
experienced on developments of comparable scale elsewhere. New residential dwellings will be
delivered, and occupied, throughout this period. The construction and operational phases will run in
parallel, from the date of the first completion/occupation to the date of the last
completion/occupation.

The replacement playing pitches will be delivered and occupied prior to construction starting on the
residential development. The Old Albanian Sports Association must be able to use the replacement
playing pitches before the existing pitches can be removed and that land can be used to construct
the new access road. The replacement pitches are expected to be laid out over an 18 month period
assuming development can start in spring 2027, construction for the residential development could
begin in autumn 2028.

The local centre will be delivered in the early stages of development where feasible and reasonable,
with a view to establishing positive travel patterns and supporting the sustainable growth of the
new community.

There is also the opportunity to provide temporary meanwhile uses in the local centre whilst the
neighbourhood population increases prior to the construction of retail and community facilities.
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Appendix 1. Site location plan
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Appendix 2. Parameter plans
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Appendix 3. Access drawings
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NOTES

These drawings have been produced with reference to the
CDM Regulations 2015. Please note that these are
pre-construction phase drawings and should be subject to
further design risk management as required in accordance
with Regulation 9
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Sandridgebury Lane site access - initial arrangement

Forward visibility splay Active Travel visibility splay
NN W SRR \ These drawings have been produced with reference to the
‘ ‘ ‘ VoV \ CDM Regulations 2015.
Please note that these are pre-construction phase drawings and
should be subject to further design risk management as required
. in accordance with Regulation 9.

~25m forward visibility \

to be maintained \
around bend

Notes

1. Do not scale from this drawing.

" - 2. All dimensions in metres unless stated otherwise.
2.0m x 25m visibility splay ~
for emerging pedestrians
and cyclists

w

. This drawing is based on OS mapping.

\
\
D

. This drawing is not to be reproduced in any part or form without

AU R \ \ consent of PJA Civil Engineering Ltd. All copyright reserved.
Consider\reduction in vehicle -

: ~\ speed\limit along\
Sandridgebury Lane east of |
the railway to\increase|

'opportunities for active
 travel and equestrian
\ | | movements

\

Indicative alignmentof ——— " _
3.0m wide active travel link
to Heartwood Forest

wv

. The design details presented must be reviewed in conjunction with
the wider site information and site constraints.

()]

. No liability will be accepted by PJA for neglegence or otherwise in
relation to the accuracy of the OS mapping which has been received
from third parties and it's contents.

Informal crossing point for \ oy 7. Reproduction from the Ordnance Survey map with permission of
. . . I . . . .
5.5m wide site access road— . . \ o the controller of His Majesty's Stationary Office.
~__ pedestrians and cyclists ;%3?;%3?;
~. Ui . L .
~_ o 8. The purpose of this drawing is to show the location and form of a

o5m

new signal-controlled junction to form the access into a new
Existing carriageway - residential development.
~__ \ width of Sandridgebury

L Lane retained (circa X

3.5m wide)

The drawing has been produced to support an outline planning
application.

From a planning perspective, the purpose is to show where access is
to be formed and indicate an engineering solution for the road /
cycle / pedestrian link arrangements. The alignment and technical
details of those arrangements are not fixed at this stage and will be
resolved via condition.

\
-20mph limit introduced at
existing railway over-bridge

9. The design is Preliminary and subject to discussions with the local
planning and highway authorities. The drawing should not be used

A continuing westwards Lor tﬁnderln% or contstr:tct:lon pur||:)ose.s and r?qUéres fur;her
SHN _
LN through the development evelopment as part of the pre-planning application an
/, 5 site e o efs . understanding of highway authority preferences, which vary
AGEA S . !
Inter-visibility splay between passing places \ petween authoriy
R U VN \ \
I Y e \
e \ " _
UV e e 65m forward visibilit . 10. All works are proposed to be within the highway boundary or
Wy . ) ! )
s between passing pla e: \ Developer owned land. It is assumed that the highway and site
e Wi ing plac

boundary abut each other.

11. Site specific detailed surveys need to be carried out to confirm
design information, which may impact the outline design proposals.
These include, but are not limited to, ground conditions,
groundwater levels, utilities, ecology, tree protection etc. Impacts
related to other civils features have not been detailed and are
subject to detailed design.

Area of land reserved to enable the-
introduction of a turning head subject to
the outcome of the 'Monitor and Manage'
approach to the use of Sandridgebury Lane

Prohibition of Motor Vehicles -
introduced via TRO and reinforced
with modal filter on Sandridgebury
Lane to the west of the site access,
potential access for maintenance and
emergency vehicles retained

12. Any existing details which are shown on this drawing are for
guidance only and are to be checked on site.

13. The existing road widths are based upon OS mapping data.

Indicative alignment of -
3.0m wide active travel link
across southern
development parcel

14. The proposals outlined are subject to Road Safety Audits.

15. The junction has been designed in accordance with the guidance as
listed below:

e CD109 Highway Link Design (revision 1)

Existing informal give/take~
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existing railway bri get ‘EItg t \ z;gggzs%ess:g%&é» e LTN 1/20 Cycle Infrastructure Design (July 2020)
restriction \ B

16. The design criteria and philosophy is subject to local authority
agreement.
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Sandridgebury Lane site access - Alternative arrangement N
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Swept Path Assessment Vehicles

Swept Path Assessment of 10m Rigid HGV turning in each of the
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~ CDM Note

Turning Loop visibility splays

. ‘ . ‘ “‘ These drawings have been produced with reference to the
Sandridgebury\Lane and Valley Road modal filters e rirdgebury Lane ontinuesssan ‘ i CDM Regulations 2015,
active travel corridor within the \ L , f PllqeaslecI rLote ttf;at thes? ars prj-c?nstt.*ulftlon phase drawings zTndd
,,,,rfACtiVe travel route into development . ~ development site for Walkingl .S ou e su ]eC.t to furt e.r ESIgn ris management as r‘eqUIre
" site min. 3.0m wide wheeling, cycling and equestrian use, in accordance with Regulation 9.
> / , plus access for emergency service
‘ ‘ vehicles Not
P ' ' otes
N~ _~Proposed turning loop allowing for / 1. Do not scale from this drawing.
— // large vehicles to undertake a u-turn / 5 Ald o | d otherwi
Vs movement adjacent to the proposed . All dimensions in metres unless stated otherwise.
/,r'" // .
/ modal filter > 3. This drawing is based on OS mapping.
%
4. This drawing is not to be reproduced in any part or form without
consent of PJA Civil Engineering Ltd. All copyright reserved.
5. The design details presented must be reviewed in conjunction with
» ~< ) the wider site information and site constraints.
y \\
N, e
. o | 6. No liability will be accepted by PJA for neglegence or otherwise in
AN Plavyin g Field ~L2.4m x 25m visibility relation to the accuracy ’of the OS mapping which has been received
N J - . . . from third parties and it's contents.
Ny splay at exit from ~-25m forward visibility
\\ turning loop ; for vehicles turning into 7. Reproduction from the Ordnance Survey map with permission of
L the loop the controller of His Majesty's Stationary Office.
7 \\  Valley Road becomes active travel ’,j/:/ ’/// / 8. The purpose of this drgwing is to show the Iocatiop and form of a
“-Sandridgebury Lane becomes active " corridor for walking, wheeling, L) / L P58 511 A B new sngn_al-controlled junction to form the access into a new
travel corridor for walking, wheeling, s cycling and equestrian use, plus E V . S . L residential development.
cycling and equestrian use, plus . ¢ access for emergency service vehicles h I | d d b i i i
access for emergency service vehicles // gency m e rge n Cy e I C e a Ccess a O n g a n rl ge u ry a n e TheIFira\!\/lng has been produced to support an outline planning
: Vs application.
/
// From a planning perspective, the purpose is to show where access is
S to be formed and indicate an engineering solution for the road /

cycle / pedestrian link arrangements. The alignment and technical
details of those arrangements are not fixed at this stage and will be
resolved via condition.

Indicative alignment of active travel—

connection between adjacent
development site and Sandridgebury
Lane plus new section of footway

proposed to be delivered along
Sandridgebury Lane under a S278
agreement related to planning
application P/23/405/103

9. The design is Preliminary and subject to discussions with the local
planning and highway authorities. The drawing should not be used
for tendering or construction purposes and requires further
development as part of the pre-planning application and
understanding of highway authority preferences, which vary
between authority.

10. All works are proposed to be within the highway boundary or
Developer owned land. It is assumed that the highway and site
boundary abut each other.

“~Modal filter introduced to prevent
use of Sandridgebury Lane and Valley
Road by motor vehicles, subject to
TRO

11. Site specific detailed surveys need to be carried out to confirm
design information, which may impact the outline design proposals.
These include, but are not limited to, ground conditions,

HH E —J groundwater levels, utilities, ecology, tree protection etc. Impacts
o o related to other civils features have not been detailed and are
\ S subject to detailed design.
OvmBEApeRance 7.900m - . . . .
gierah \évoidthewﬁht Z500m Bumping Applance 2 500m 12. Any existing details which are shown on this drawing are for
Min Body Ground Clearance 0.140m Overall Width 2.500m H H
Traeklir ™ 2300m Gverdl gody gty 3300m guidance only and are to be checked on site.
. . X iin Body Ground Clearance 0.140m
Kerb to Kerb Turning Radius 7.750m Track Width 2.500m
kc'ecrléttﬁlfecrkb'%'ﬂfning Radius %gg%m .. . .
_Demountable bollard allows /fi' 13. The existing road widths are based upon OS mapping data.
emergency service vehicles to access /7 . . .
sency A 14. The proposals outlined are subject to Road Safety Audits.
Sandridgbury Lane beyond the modal \‘/

filter 15. The junction has been designed in accordance with the guidance as

e Sandridgebury Lane width
listed below:

unchanged, but volume of traffic
using the route will fall significantly
resulting in a low likelihood that two
vehicles will pass

Eastbound access Westbound egress

e CD109 Highway Link Design (revision 1)
e (CD123 Geometric Design of At Grade Priority and Signal
N Controlled Junctions (revision 2.1.0)
\ e Manual for Streets (2007)
! e Manual for Streets (2010)

e LTN 1/20 Cycle Infrastructure Design (July 2020)

AP /=
T 16. The design criteria and philosophy is subject to local authority
~-20mph limit proposed for sections of - agreement.
. . . Pumping Appliance
Sandridgebury Lane which remain Suerall Widkh 1388
. Overall Body He\'ﬁht 3.300m
open to motor vehicles Min Body Ground Clearance 0-140m
Lock to lock time ) 2.00s
Kerb to Kerb Turning Radius 7.750m

~———Demountable bollard
allows emergency
service vehicles to
access Valley Road
beyond the modal filter

i /S
77 /<
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4 //
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Swept Path Assessment of various vehicles utilising the turning loop
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the wider site information and site constraints.
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7. Reproduction from the Ordnance Survey map with permission of
the controller of His Majesty's Stationary Office.

8. The purpose of this drawing is to show the location and form of a
new signal-controlled junction to form the access into a new
residential development.

The drawing has been produced to support an outline planning
application.

From a planning perspective, the purpose is to show where access is
to be formed and indicate an engineering solution for the road /
cycle / pedestrian link arrangements. The alignment and technical
details of those arrangements are not fixed at this stage and will be
resolved via condition.

9. The design is Preliminary and subject to discussions with the local
planning and highway authorities. The drawing should not be used
for tendering or construction purposes and requires further
development as part of the pre-planning application and
understanding of highway authority preferences, which vary
between authority.

10. All works are proposed to be within the highway boundary or
Developer owned land. It is assumed that the highway and site
boundary abut each other.

11. Site specific detailed surveys need to be carried out to confirm
design information, which may impact the outline design proposals.
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These drawings have been produced with reference to the
CDM Regulations 2015. Please note that these are
pre-construction phase drawings and should be subject to

further design risk management as required in accordance
with Regulation 9
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CDM Note

These drawings have been produced with reference to the
CDM Regulations 2015.
Please note that these are pre-construction phase drawings
and should be subject to further design risk management
as required in accordance with Regulation 9.

Notes

1. Do not scale from this drawing.

2. All dimensions in metres unless stated otherwise.
3. This drawing is based on OS mapping.

4. This drawing is not to be reproduced in any part or form without
consent of PJA Civil Engineering Ltd. All copyright reserved.

5. The design details presented must be reviewed in conjunction with
the wider site information and site constraints.

6. No liability will be accepted by PJA for neglegence or otherwise in
relation to the accuracy of the OS mapping which has been received
from third parties and it's contents.

7. Reproduction from the Ordnance Survey map with permission of
the controller of His Majesty's Stationary Office.

8. The purpose of this drawing is to show the location and form of a
new signal-controlled junction to form the access into a new
residential development.

The drawing has been produced to support an outline planning
application.

From a planning perspective, the purpose is to show where access is
to be formed and indicate an engineering solution for the road /
cycle / pedestrian link arrangements. The alignment and technical
details of those arrangements are not fixed at this stage and will be
resolved via condition.

9. The design is Preliminary and subject to discussions with the local
planning and highway authorities. The drawing should not be used
for tendering or construction purposes and requires further
development as part of the pre-planning application and
understanding of highway authority preferences, which vary
between authority.

10. All works are proposed to be within the highway boundary or
Developer owned land. It is assumed that the highway and site
boundary abut each other.

11. Site specific detailed surveys need to be carried out to confirm
design information, which may impact the outline design proposals.
These include, but are not limited to, ground conditions,
groundwater levels, utilities, ecology, tree protection etc. Impacts
related to other civils features have not been detailed and are
subject to detailed design.

12. Any existing details which are shown on this drawing are for
guidance only and are to be checked on site.

13. The existing road widths are based upon OS mapping data.
14. The proposals outlined are subject to Road Safety Audits.

15. The junction has been designed in accordance with Design Manual
for Roads and Bridges as listed below:

e CD 109 Highway Link Design (revision 1)

e (CD123 Geometric Design of At Grade Priority and Signal
Controlled Junctions (revision 2.1.0)

e LTN 1/20 Cycle Infrastructure Design (July 2020)

16. The design criteria and philosophy is subject to local authority
agreement.
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LEGEND

D Planning application site boundary

SPORTS PITCHES / PAVILION BUILDING ANNEX

D Relocated OASA sports pitches
< O
"4

Proposed pavilion building annex

2 Teams Changing Facility with associated covered spectator
viewing area, covered cycle store, refuse / recycling, plant

Proposed pavilion building annex main entrance
NOTE:

- Refer to Define drawing ref. DE_565_ 81 for detailed
fencing / enclosure specification.

- Refer to Define drawing ref. DE_565_12 and DE_565_13
for detailed pavilion building annex specification.
FOOTPATHS / CAR PARK
Block paving to footpaths

I Tarmac to junction / disabled car parking spaces

g

Cellular mesh system to car park / car parking spaces
[O] Disabled car parking spaces
=
-
- Z
‘ -G
=
/[

LANDSCAPE

Existing tree / group of trees

Existing hedgerows

€ g IR d Existing trees to be removed
@ Proposed new boundary planting
| —— e T Q ) NOTE:

'A’ ’ / - Refer to Define drawing ref. DE_565_103

EXISTINC : - i X —p g ] for advaced planting specification.
SS-GAT ! - p ) N "

RETAINED ‘ , c g

OASA y
CAR PARK i‘ ‘

()

<

DRAINAGE

(<]  Area reserved for proposed attenuation basin

| NOTE:

- Refer to PJA drawing ref. 05920-A-0503 for further
\‘ information on drainage strategy.

\ TOPOGRAPHY
\
| A .~~~ Proposed 1m Contours
\\ \
\ Y 7 Batterslope
A

10 30 100 A Scale A3@1,500 Hallam Land Management Limited Client

® Date 06/10/2025 OASA Sports Pitches Relocation - Woollam Park, North St Albans Project

e I n e. N Drawn By TA Planning Proposal - Site Layout Plan Title
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Example of 1.2m high post and wire fence -

Example of dmountable ballstriking netting

LEGEND

|:| Planning application site boundary

Security boundary fence.
D mesh fence, circa 1.8m high, polyester powder
coating (PPC) rigid metal fence

/ Security boundary fence.
D mesh fence, circa 3m high, polyester powder coating
(PPC) rigid metal fence

Timber knee rail fence.

Treated timber 'birdsmouth’ posts, with square
horizontal fencing rail, secured with galvanised straps,
circa 1.0m high

Demountable ballstriking netting (4.5m high).
Only erected whilst rubgy is in session

Standard post and wire fence (1.2m high) with metal
wire mesh to restrict potential access to drainage
attenuation basin

100

A

Scale A3@1,500
Date 06/10/2025
Drawn By TA

Revision G

Hallam Land Management Limited  Client

OASA Sports Pitches Relocation - Woollam Park, North St Albans Project
Planning Proposal - Proposed Fencing / Enclosure Plan Title
DE_565_82 Ref.




Legend

- W\ Application Boundary
// \\ \\ Matrix Plantlng 2182m2 =1091 plants Native Specimen Tree Planting
B \ \ + 8728 grams of woodland seed mixture I
_ \\ \ Q Code |Tree Species Height (m) |Girth (cm) |Stem Root Type |Quantity Existing Trees
_— \ \ Feathered
— ‘ | Acer campastre 5%=54 eR ercus robur 3-4 10-12 - R/B 9 . i . .
- W\ \ Guerces rebur 5%=54 QueR _|Quercus robu / Retained existing trees and hedgerows with root protection area; See FPCR
| | Betula pendul 5%=54 i - - - . . .
A\ Carpints betulus Sormns CarB _ |Carpinus betulus 3-4 10-12 R/B ’ drawing for further information on tree survey.
//// / 1no Malus sylvestris \ \\ Transplants PruAv  [Prunus avium 3-4 10-12 2m clear stem|R/B 9
//// \\ \ Sgarlgu;err?gmg 18:?:133 TilE Tilia europaea 3-4 10-12 - R/B 4 @ Existing trees to be removed
- 2no Quercus robur \\\ \\/S\':rl;i gggzs;:na gjjvfgg SalA  [Salix alba 3-4 10-12 - R/B 3 8
- 1no Acer campastre \ \L;ifﬁrﬁldrrgpoaﬂjs g:;::gg AceE  |Acer campestre 'Elsrijk’ | 3-4 10-12 2m clear stem [R/B 3 Boundaries
1no Tilia europaea Pruns spinosa, S8 SorA  |Sorbus aucuparia 2-3 8-10 - R/B 19 See Define drawing no. DE_565_82 Proposed Fencing / Enclosure Plan for further
1 150 Sorbussucupa“a— Grataegus monogyna  15%=104 MalS  |Malus sylvestris 2-3 8-10 - R/B 1l detail on boundaries
no Quercus robur . . . .
1no Tilia europaea \‘\ AceC |Acer campastre 2-3 8-10 - R/B 3 S Security Boundary Fence; D mesh fence, circa 1.8m high, polyester powder
| 1o Sorbus aucuparia \ BetP  |Betula pendula 2-3 8-10 - R/B 10 coating (PPC) rigid metal fence
Y, - _ \ . AINnG  |Alnus glutinosa 2-3 8-10 - R/B 5 Timber Knee Rail; Treated timber ‘birdsmouth’ posts, with square horizontal
— no Prunus avium 1no Malus sylvesris S fencing rail, secured galvanised straps, circa 10m high
1no Sorbus aucuparia \ Waterin
I - 1no Tilia europaea 110 Acer campastre ’ . 8 , : o . , Standard post and wire fence (1.2m high); with metal wire mesh to restrict
— \ \_ \ 1no Carpinus betulus \ ~ * Maintenance team to adjust the watering levels in line with weather conditions accordingly, potential access to drainage attenuation basin
| \ L 1no Betula pendula \ taking extra care in long dry spells to keep soil at required moisture level.

1no Malus sylvestris
1no Sorbus aucuparia

- Watering is a critical concern for not only the maintenance of healthy plant material but also for S Security Boundary Fence; D mesh fence, circa 3m high, polyester powder

1no Prunus avium . . . . . . ..
observing water conservation practices. The amount of water to apply at any one time varies coating (PPC) rigid metal fence

; Hedge Planting 392m = ; ; e ; ; ; ; . . . . L
1no Malus sylvestris 352 plants with the weather, dralr\age c.or.1d|.t|ons an.d water holding capacity of the SC.)I|. . For plant materials Demountable ballstriking netting (4.5m high); only erected whilst rubgy is in
N\ 1no Malus sylvestris that have been established, it is imperative that any mandated water restrictions be fully session
— \ 1no Sorbus aucuparia | Vbummopdue. - sueyis . conformed to.
\ 1no Malus sylvestris \ lox somiton as . . , . . ~ .
Yy C%Xr:l?suie,grwnea 10%=23 Proper watering technl‘ques sh9uld provide even and t.horou‘gh water dispersal. ~ 15m Buffer Badger Exclusion Zone
1no Betula pendula | Corylus avellana 5%=118 * Newly planted trees will have high demands for water in spring and summer and need to be kept ~
: 'Acer campastre 5%=118 - . . . . . . . . .
1no Sorbus aucuparia 1nc; Sorbus aucubaria under close review. All watering should be carried out in accordance with BS8545:2014 Proposed Attenuation Basin; See PJA drawing ref. 05920-A-0503 for further
1no Carpinus betulus | P recommendations.

information on drainage strategy.

1no Quercus robur 1”9 Betula pendulaff""'

+ Additional visits will be necessary if trees become drought stressed during prolonged periods of

1no Malus sylvestris ‘ dry weather. Landscape
1nq Quercus robur: \\ , « All trees are to be watered to field capacity upon each maintenance visit. Reinforced cellular mesh system, such as Groundtrax Cellpave (or similar
Q 1no Sorbus aucuparia Tno Quercus robur approved product); overseeded with suitable hardwearing meadow seed
1no Prunus avium Amenity grass seeding mix mixture (~20% wildflower, ~80% grass) such as Wild Wales Seeds - Clover Lawn

179,600 grams of EG22
| /

Mix; Planted at 4g/m? =13,670 grams

1n6 Prunus avium Sports pitch grass seeding; to be constructed by specialist Sports England
4 .| contractor to Sports England standards.

\ \ 4

Q.

ACCESS GRTE
- RETAINEB

Q
®

1no Sorbus aucuparia Amenity Grass Seeding; Suitable hardwearing amenity mixture such as
‘ Emorsgate EG22 'Wear tolerant turfgrass mixture' or similar approved; Planted at
\ 25g/m?=190,180 grams
‘ - Meadow Seeding Mix; such as Emorsgate EM1 'General Purpose Meadow
“ Mixture' or similar approved; Planted at 4g/m? = 31,110grams

| 1no‘ Carpinus betulus
- Semi Ornamental Planting Mix; See drawing number DE_565_103_2 for
detailed planting specification

1n$ Tilia europaea
R Native shrub and tree matrix planting (2m spacing)

] Understorey to be seeded with appropriate mixture such as Emorsgate EW1
|

| 1 2 —
| ‘ ) —1no Sorbus aucuparia Woodland Mixture planted at 4g/m?= 8,728 grams
- | “ Plant Species % |Height (cm) |Form Density |Breaks |Quantity
| 1no Malus sylvestris
I = | y , Acer campestre 5% [175-200 Feathered |0.5m? 5+ 54
- Scrub Planting 2466m?2 = 1233 plants N 5
‘ _ + 9864 grams of woodland seed Quercus robur 5% [175-200 Feathered [0.5m 5+ 54
- ~mixture Betula pendula 5% [175-200 Feathered |0.5m? 5+ 54
1no Sorbus aucuparia = Corylus avellana 15%=184 Carpinus betulus 5% |175-200 Feathered |0.5m? 5+ 54
\ 1 Crataegus monogyna 50%=616
| Q | | Viburnum opulus 5%=62 Quercus robur 10% |60-80 Transplant [0.5m? 2 109
| : i Sambucus nigra 5%=62
|\ 1 Ulex europaeus 5%=62 Betula pendula 10% |60-80 Transplant |0.5m? 2 109
\ | - Prunus spinosa 10%=123
. llex aquifolium 5%=62 Alnus glutinosa 5% |60-80 Transplant |0.5m? 2 55
\ f - Ribes sanguineum 5%=62
| m | Sorbus aucuparia 5% |60-80 Transplant |0.5m? 2 55
- ex europaeus b - ransplant [0.5m
Clover Mead°""7~°'g§g'g§am's" o ul 5% |60-80 Transplant |05m? |2 55
= 1n°\§°rb\us aucuparia Viburnum opulus 5% |60-80 Transplant [0.5m? 2 55
Meadow seeding/r\nix = 1no Carpinus betulus Prunus spinosa 5% [60-80 Transplant |0.5m? 2 55
1,310 grams qf EM1 | ] Corylus avellana 10% |60-80 Transplant [0.5m? 2 109
= Crataegus monogyna|15% |60-80 Transplant [0.5m? 2 164
Tno Sorbus gucuparla | Sambucus nigra 10% |60-80 Transplant [0.5m? 2 109
Clover Meadow seéding mix
|

. Corylus avellana 15%=36
1no Sorbus aucuparia o3

i~ Crataegus monogyna 50%=124
/ 1 no Sorbus aucuparia e o A

llex aquifolium 5% |60-80 Transplant |0.5m?

PROPOSED . .
125 grams 'ACCESS - Native Scrub Planting
4no Acer Campestrngg}i- ' A GATE Understorey to be seeded with appropriate mixture such as Emorsgate EW1
 ExisTI / \ Woodland Mixture planted at 4g/m? = 14,672 grams
ACCESS ] = Meadow seeding mix Plant Species % |Height (cm) |[Form Density |Breaks |Quantity
o RETAI 29,800 grams of EM1
/ / Q Corylus avellana 15% |60-80 Transplant [0.5m? 273
1no Prunus avium o :
1no Carpinus betulus % 60- 2
Clover Meadow seeding mix / = p Crataegus monogyna| 50%|60-80 Transplant [0.5m 915
400 grams 1no Betula pendula Viburnum opulus 5% |60-80 Transplant |0.5m? 93
= . _
1no Betula pendula rub Planting 496m2 = 248 plants Sambucus nigra 5% |60-80 Transplant 0.5m?2 93
= + 1984 grams of woodland seed
oS I A 7 mixture Ulex europaeus 5% |60-80 Transplant [0.5m? 93
no Sorbus aucupana . / Q Prunus spinosa 10% | 60-80 Transplant |0.5m? 183

NINININININININ

“ ) : 1no Quercus robur Sambucus nigra 5%=13 - -
1no Betula pendula . ul 5%=13 . Ribes sanguineum 5% |60-80 Transplant [0.5m? 92
e penduia / 1no Alnus glutinosa Prunus spinosa 10%=24 Location Plan
ﬂ - [ ifoli 5%=13
1no Betula pendula = Rei;eiq:;r?g:ﬂmeum 5%=12 ‘ \ Notes:
\ . — 120 Salix .alba < ‘ \ -All transplants to be planted in random groups on a staggered grid at 2m centres.
1no Betula pendula // —1no Prunus avium : -All feathered specimens to be planted in random groups with individual species
Amenity grasé seediné mix // 1no Acer campastre planted in random groups of 1-3 (minimum 4m apart).
10,580 grams of EG22 //’ 1no Sorbus aucuparia -Feathered specimens to be spead evenly throughout the matrix planting area.
b »1 // 1no Betula pendula _ -All transplants and feathered specimens to be fitted with a biodegradable spiral
1no Sorbgs aucuparia /) //:/ 1no Quercus robur == rabbit guard. Guard to leave no gaps between spirals and be wound around branches
1no Malus sylvestris /il 1no Alnus glutinosa = where applicable.
: Y st ) { 1no Salix alba - >
x . S 1no Alnus glutinosa Native Hedge
1no Prunus avium // . 7 g
“ Maath 7 1no Salix alba Total li " =392 m (6 i tre)
| ’/ 3 Clno Carpinus betulus \M\ otal linear metres = m (6 per linear metre
// Al 1no Alnus glutinosa “‘ Plant Species % |Height (cm)|Form Breaks |Quantity
\ \ \ \ ’
Clover Meadow ‘seeding‘ mix ’ Scrub Planting 554m?2 = 277 plants ‘ﬂ/' Crataegus monogyna|70% | 70-100 Transplant |2 1645
5545 grams_ _ 1no Quercus robur :-ng(i’}r(iegrams of woodland seed Viburnum opulus 5% |70-100 Transplant |2 18
‘}‘ ‘}‘ /27 C;:%rﬁzzubseﬁljlljljlsnosa con ) \5opma1 llex aquifolium 10% |70-100 Transplant |2 235
1no Malus sylvestris // ~ p. C?ar{agt?:?ng:ggyna 50%=138 Cornus sanguinea 5% |70-100 Transplant |2 18
| | | 1no Prunus avium Viburnum opulus 5%=14 g > P
1no Prunus laViU:m 1no Betula pendula S?QZ‘:J‘;‘;;:;%F: g:/ﬂ’fm Corylus avellana 5% |70-100 Transplant |2 n8
1no Malus sylvestris Scrub Planting 152m? = 76 plants Prunus spinosa 10%=28 Acer campastre 5% |70-100 Transplant |2 18
‘: | + 608 grams of woodland seed llex aquifolium 5%=14
\ \ \ ixt Ribes sanguineum 5%=14
mixture Notes:
1no Sorbus aucuparia Corylus avellana 15%=12 -Minimum 700mm whips; 3 year old transplants.
Crataegus monogyna 50%=36
Viburnum opulus 5%=4 -All transplants to be planted on a double staggered row at 300mm centres, 300mm
Samb! i 5%=4
¥ Ulex europastis 8%-4 apart.
g P i 10%=8 _ S i . :
”er;"a‘;su;g'l?uﬁa ohea To be planted with biodegradable spiral rabbit guards.
Ribes sanguineum 5%=4
Scale 1750 @Al Hallam Land Management Limited Client
SCALE 1:750 A . . .
D ef I n e C  Plan updated to reflect changes to layout 07.10.25 - - =5 N Date 07/10/2025 OASA Sports Pitches Relocation - Woollam Park, North St Albans Project
Drawn By KE Planning Proposal - Advanced Planting Specification1of 2  Title
B Plan updated to SADC comments 16.09.25 . = =

A Plan updated to reflect HLM comments ~ 03.12.24 Revision C DE_565_103 Ref.
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Legend

Application Boundary

Semi Ornamental Planting Mixes

PMO1 Code Species Size Min.Height Density No.
- LaA Lavandula angustifolia 'Hidcote' 3L 0.5m 5pm? 186
SaC Santolina chamaecyparissus 3L 0.5m 5pm? 186
VeP Veronica pinguifolia 'Pagei’ 3L 0.5m 5pm? 186
LoL Lonicera ligustrina var. yunnanensis 3L 0.5m 5pm? 186
PMO2 Code Species Size Min.Height Density No.
- PrO Prunus laurocerasus 'Otto Luyken’ 3L 0.5m 5pm? 163
ViD Viburnum davidii 3L 0.5m 5pm? 163
VeA Veronica albicans 3L 0.5m 5pm? 163
EuE Euonymous fortunei 'Emerald Gaiety' 3L 0.5m 5pm? 163
PMO3 Code Species Size Min.Height Density No.
- ViM Vinca minor 3L 0.5m 5pm? 201
HeH-1 Hedera helix 3L 0.5m 5pm? 201
PMO4 Code Species Size Min.Height Density No.
- StS Stachys byzantina 'Silver Carpet' 3L 05m 7pm? 169
AIM  Alchemilla mollis 3L 05m 7pm? 169
PhR Phlomis russeliana 3L 05m 7pm? 169
PMO5 Code Species Size Min.Height Density No.
CaK Calamagrostis x acutiflora Karl 3L 0.5m 7pm? 287

Notes:

- Planting in same species groups no bigger than 7. Work through the bed laying groups by species and then repeating if overall

Foerster'

species number in each bed is greater than 7 each.

- Planted in grouped swathes, to create subtle blocks of colour. No same species next to each other. - Plant group edges staggered to

create a soft transition between species (strong linear lines between groups to be avoided).
- All Shrub and herbaceous planting to have minimum 350-500mm topsoil, and finshed with 76mm bark mulch.

- Amenity grass areas to have 150-200mm topsoil. Finished topsoil levels for grass 30mm above adjacent hard surfaces to allow for

settlement.

Location Plan

Define

A  Plan updated to reflect changes to layout 07.10.25
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