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1

INTRODUCTION

1.1

This document represents the Neighbourhood Plan for Redbourn Parish (hereafter
known as ‘Redbourn’). It represents one part of the development plan for the parish
over the period 2017 to 2031, the other part being the 1994 St Albans City and District
Local Plan. For clarity, the development plan consists of any planning policies currently
adopted by the local planning authority, St Albans City and District Council, and this
Neighbourhood Plan.

1.2

St Albans City and District Council (SADC), as the local planning authority, designated a
Neighbourhood Area for the whole of the Redbourn parish area in November 2013 to
enable Redbourn Parish Council to prepare the Neighbourhood Plan. The Plan has been
prepared by the community through the Redbourn Neighbourhood Plan Group (RPG).
Figure 1.1: Redbourn Neighbourhood Plan boundary
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1.3

The Neighbourhood Plan is being prepared in accordance with the Parish & Country
Planning Act 1990, the Planning & Compulsory Purchase Act 2004, the Localism Act
2011 and the Neighbourhood Planning Regulations 2015 (as amended). The RPG has
prepared the plan to establish a vision for the future of the parish and to set out how
that vision will be realised through planning and controlling land use and development
change over the plan period 2017 to 2031.

1.4

The map in Figure 1.1 above shows the boundary of the Neighbourhood Plan area,
which is the same as the administrative boundary of Redbourn Parish.

1.5

The purpose of the Neighbourhood Plan is to guide development within the parish and
provide guidance to any interested parties wishing to submit planning applications for
development within the designated Neighbourhood Area. The process of producing a
plan has sought to involve the community as widely as possible and the different topic
areas are reflective of matters that are of considerable importance to Redbourn, its
residents, businesses and community groups. It has therefore given the community the
opportunity to guide development within their neighbourhood.

National and Local Policy
1.6

The National Planning Policy Framework (NPPF) states:

"Neighbourhood planning gives communities direct power to develop a
shared vision for their neighbourhood and deliver the sustainable
development they need. Parishes … can use neighbourhood planning to
set planning policies through neighbourhood plans to determine decisions
on planning applications (para.183).
Neighbourhood planning provides a powerful set of tools for local people to
ensure that they get the right types of development for their community.
The ambition of the neighbourhood should be aligned with the strategic
needs and priorities of the wider local area.
Neighbourhood plans must be in general conformity with the strategic
policies of the Local Plan. To facilitate this, local planning authorities
should set out clearly their strategic policies for the area and ensure that
an up-to-date Local Plan is in place as quickly as possible. Neighbourhood
plans should reflect these policies and neighbourhoods should plan
positively to support them. Neighbourhood plans and orders should not
promote less development than set out in the Local Plan or undermine its
strategic policies (para.184).
Outside these strategic elements, neighbourhood plans will be able to
shape and direct sustainable development in their area. Once a
neighbourhood plan has demonstrated its general conformity with the
strategic policies of the Local Plan and is brought into force, the policies it
contains take precedence over existing non-strategic policies in the Local
Plan for that neighbourhood, where they are in conflict. Local planning
authorities should avoid duplicating planning processes for non-strategic
policies where a neighbourhood plan is in preparation (para.185)".

Page 4 of 44

Redbourn Neighbourhood Plan
Pre-Submission (Regulation 14) Draft

1.7

The relevant SADC Local Plan was adopted in 1994 and, under the guidance provided
by the NPPF, is out of date. The strategic context for the Neighbourhood Plan is being
provided by the emerging Strategic Local Plan (SLP).

How to read this document
Each section of the plan covers a different topic. Under each heading there is the justification for the
policies presented which provides the necessary understanding of the policy and what it is seeking to
achieve. There is also a summary of how each policy contributes towards the objectives of the plan.
The policies themselves are presented in the coloured boxes. It is these policies against which
planning applications will be assessed. It is advisable that, in order to understand the full context for
any individual policy, it is read in conjunction with the supporting text.
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2

GLOSSARY OF PLANNING TERMS

TERM

DEFINITION

Affordable Housing

Social rented, affordable rented and intermediate housing, provided to
eligible households whose needs are not met by the market. Eligibility
is determined by taking into consideration local incomes and local
house prices. Affordable housing should include provisions to remain
at an affordable price for future eligible households or for the subsidy
to be recycled for alternative affordable housing provision.
A piece of land that has had a particular use earmarked to it via the
Neighbourhood Plan or Local plan. This might be for housing
employment or another purpose such as amenity use.
A formal designation of an area where planning control is based on
the protection and enhancement of the natural beauty of the area.
Criteria that a Neighbourhood Plan must meet before it can come into
force. These are:
 They must be appropriate having regard to national policy,
 They must contribute to the achievement of sustainable
development,
 They must be in general conformity with the strategic policies in
the development plan for the local area,
 They must be compatible with human rights requirements,
 They must be compatible with EU obligations.
Land that has been previously developed on (excluding agricultural or
forestry buildings and residential gardens).
Allows local authorities to raise funds from developers undertaking
new building projects in their areas. Money can be used to fund a
wide range of infrastructure such as transport schemes, schools and
leisure centres.
An area designated under Section 69 of the Town and Country
Planning (Listed Building and Conservation Areas) Act 1990 as being
of ‘special architectural or historical interest’ the character and
appearance of which it is desirable to preserve and enhance
A document which needs to be submitted to St Albans District Council
detailing the people and organisations consulted with about the
proposed Neighbourhood Plan and how this was undertaken. It also
includes a summary of the main issues and concerns raised
throughout the consultation process and how these were considered
and addressed in the proposed Neighbourhood Plan.
This is the area that the plan will focus on. For town or parish
councils, the designated area is usually the boundary. However, a
smaller, more focused area could be chosen, such as a local centre.
Also, adjacent parish councils may agree to work in partnership
St Albans District Council will send the completed Neighbourhood Plan
to an independent examiner who will check whether the proposed
plan meets the basic conditions and other requirements set out by
law. The examiner will then send a report back to St Albans District
Council to publish
A floodplain is the area that would naturally be affected by flooding if
a river rises above its bank, or high tides and stormy seas cause
flooding in coastal areas
An area identified by the Environment Agency as being at risk of
flooding. The Flood Zone refers to the probability of river and sea
flooding, ignoring the presence of defences.
A designated band of land around urban areas, designed to contain
urban sprawl.

Allocation site
Area of Outstanding
Natural Beauty (AONB)
Basic conditions

Brownfield site
Community Infrastructure
Levy (CIL)
Conservation Area

Consultation Statement

Designated
Neighbourhood (Plan)
Area
Examination

Floodplain
Flood Zone
Green Belt
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TERM

DEFINITION

Greenfield Site
Lifetime Homes

Land where there has been no previous development.
Ordinary homes carefully designed to incorporate 16 Design Criteria
that can be universally applied to new homes at minimal cost. Each
criterion adds to the comfort and convenience Lifetime Homes of the
home and supports changing needs of individuals and families at
different stages of life, from raising children through to coping with
reduced mobility or illness in later life.
The name for a document (or collection of documents) prepared by
your local planning authority for the use and development of land and
for changes to the transport system. The adopted Local Plan forms
part of the Statutory Development Plans for the area.
Sets out national planning policy and how these are expected to be
applied. Provides a planning policy National Planning Policy
Framework (NPPF) framework for Local Plans and Neighbourhood
Development Plans.
A planning document created by a parish or town council or a
neighbourhood forum, which sets out a vision for the neighbourhood
area, and contains policies for the development and use of land in the
area. Neighbourhood plans must be subjected to an independent
examination to confirm that they meet legal requirements, and then
to a local referendum. If approved by a majority vote of the local
community, the neighbourhood plan will then form part of the
statutory development plan
A concise statement of the principles that a particular kind of
development proposal should satisfy in order to obtain planning
permission.
A vote in which the people in a country or an area are asked to give
their opinion about or decide and important political or social
question. Neighbourhood Plans and Neighbourhood Development
Orders are made by a referendum of the eligible voters within a
neighbourhood area.
Planning obligation under Section 106 of the Town and Country
Planning Act 1990, secured by a local planning authority through
negotiations with a developer to offset the public cost of permitting a
development proposal. Sometimes developers can self-impose
obligations to pre-empt objections to planning permission being
granted. They cover things like highway improvements or open space
provision.
A way of ensuring the environmental implications of decisions are
taken into account before the decisions are made. The need for
environmental assessment of plans and programmes is set out in the
EU Directive 2001/42/EC – known as the SEA Directive.
Currently the main planning legislation for England and Wales is
consolidated in the Town and Country Planning Act 1990: this is
regarded as the ‘principal act.’

Local Plan

National Planning Policy
Framework (NPPF)
Neighbourhood
(Development) Plan

Policy
Referendum

Section 106

Strategic Environmental
Assessment (SEA)
Town and Country
Planning Act 1990
Use Classes

The Town and Country Planning (Use Classes) Order 1987 puts uses
of land and buildings into various categories known as ‘Use Classes’. It
is generally the case that you will need planning permission to change
from one use class to another, although there are exceptions where
the legislation does allow some changes between uses.

A1,2,3,4,5 Use Classes
B1,2,8 Use Classes

Refers to retail and services premises
Refers to business use from offices, industrial use through to open air
storage
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TERM

DEFINITION

C1,2,2A,3,4
D1,2
Sui Generis

Refers to hotels and residential use including institutional
Refers to non-residential institutions, assembly and leisure
Buildings that do not fall within any particular ‘Use Class’. Latin
meaning ‘of its own kind’
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3

ABOUT REDBOURN
History of Redbourn

3.1

Redbourn is a large village north-west of St Albans. The name is derived from ‘reedy
stream’, and the reeds which used to grow on the banks of the River Ver, and also the
smaller River Red.

3.2

Redbourn Common is at the heart of the village. It is over half a mile long and was
presented to the Redbourn Parish Council in 1948 by the Earl of Verulam for the benefit
of Redbourn residents. The Common is the home of the oldest known cricket club in
the country, dating from 1666. Fetes, firework displays and fairs take place on the
Common regularly.

3.3

The oldest part of Redbourn is defined by the conservation area, in the High Street,
around the Common and in the Church End area. Despite the presence of the Green
belt, there have been several new developments, along with some infill development.
Some of the roads in the village are called ‘Meadow’, e.g. Coopers Meadow, Bettespol
Meadow and Holts Meadow, an indication of former meadows in and surrounding the
village which have been developed.

3.4

In the 1960s a block of flats was built behind the High Street just outside the
conservation area, followed by family houses being built in various locations around the
village in the 1970s and 80s. In the 1990s the Brooke Bond tea factory site was
redeveloped as the Brooke End/Silk Mill housing estate with large family homes. The old
house which was part of the Silk Mill could not be developed, and was given to
Redbourn Parish Council to be used as a Museum, run by a Trust and staffed by
volunteers

3.5

One housing development which respondents to the Neighbourhood Plan consultation
have been very positive about is The Park estate built in the 1960s. Residents have
commented that they like the way the houses have been set out with large communal
areas of grass around them in a very open development. This promotes a sense of
community within the estate with children regularly playing out and residents getting
together for BBQs and social events.

3.6

There are maisonettes and low level blocks of flats, formerly Council-owned but now in
private ownership, in Downedge and Stephens Way, stretching from Lybury Lane to
Flamsteadbury Lane with other former council houses in various streets in Redbourn.
Later, in the 1980s, Hilltop was extended and offers homes for rent by a housing
association, although it is mostly shared ownership. There is also housing specifically
for older people in different locations throughout the village, although the housing at
the top end of Lybury Lane and in Nicholls Close means that older people are reliant on
bus services which are poor in this area.

3.7

Also in the 1990s, Cumberland House, the former hunting lodge of the Duke of
Cumberland, which had been occupied by the National Grid, was sold to developers.
The land and buildings around were developed as Miller Close. As part of this
development, the delivery of the new Health Centre was secured on the site. The
walled garden, which could not be developed, was given to the Redbourn Parish Council
as Cumberland Garden, currently used as a walk through to the Health Centre from the
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High Street as well as a location for part of Redbourn Christmas Market and other
events throughout the year.
3.8

A site occupied by Universal Salvage on Dunstable Road, just outside the main
settlement, was a brownfield site which was developed despite being in the Green Belt.
This became known as ‘Meadow View’ and as well as large family houses some
affordable and shared ownership homes were built as part of this development.

3.9

Apart from farms, which have diversified in recent years, industry is mainly located in
the industrial estate, the site of the former Jam Factory.

Population and Housing

3.10

Redbourn has a high proportion of retirees as well as a large proportion of people
approaching retirement. Since 2001 the population has increased by 360 with 85% of
that growth being people of retirement age. At the same time there has been a
significant fall in the young adult population (age 16-44).
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3.11

The population of 5,344 people is accommodated in 2,199 dwellings. Redbourn’s
housing stock is significantly under-occupied. Nearly half of its dwellings have at least
two spare bedrooms.

3.12

Redbourn has a high proportion of large, detached houses.
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3.13

Yet the picture of Redbourn as a very high value area dominated by market housing
does not entirely hold. It has a high proportion of social rented properties and low
proportions of higher Council Tax band properties.
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3.14

Equally, the older population that predominates in Redbourn has a lower proportion of
owner occupiers and a higher proportion living in properties rented from the local
authority.

3.15

Whilst Redbourn is an affluent area, it has a significant proportion of its population with
specific housing needs.

Working
3.16

Redbourn has a low proportion of its population that are economically active, reflecting
the high proportion of retirees. However, the proportion of those in work that are selfemployed is strong.
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3.17

Qualification levels are slightly below the district average, with Redbourn having a
higher proportion of low skilled workers and a lower proportion of the most skilled
workers.

3.18

Reflective of this, the sectors that workers from Redbourn are well represented in are
lower value, e.g. retail, manufacturing and construction.
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Getting Around
3.19

Redbourn has high levels of car ownership.

3.20

Unsurprisingly the majority of people travel to work by car.
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Environment and Community
3.21

Redbourn Common is the main green space serving the community. The local play space
at the Common is well used.

3.22

The Parish Centre is the main community facility serving Redbourn and surrounding
areas. It houses Council Chambers, Council Offices and the local Police Office. There is
also a large main hall and smaller conference room available for private hire used for
fitness classes, children’s parties, photography, District and County Council meetings
and elections and training for local businesses.

3.23

There is also the Village Hall on the High Street which is currently hired by over 35
different individual users either on a weekly, monthly or occasional basis. These range
from dance groups, to carpet bowls and blood donation sessions. It is also regularly
hired out for children’s parties.

3.24

In a 2001 survey under the ‘Vital Villages’ initiative, young people told the Parish
Council that they needed a skateboard park, and this was the only project voted for by
the public which it was not possible to deliver.

3.25

In 2012/2013 a new Parish Survey was carried out, to create an up-to-date parish plan,
and to give an overview on planning in advance of starting the Neighbourhood Plan
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process. Members of the working party went out and spoke to stakeholders and
organisations in the village. What came from meetings with the Youth Council and the
Youth Club was that a skateboard park was still needed.
3.26

The other major need was a car park for the village centre, with the Village Hall car
park on the High Street filling up rapidly along with the spaces by the side of the road.
Subsequent traffic and parking monitoring by the Neighbourhood Plan working party
showed that parking in the High Street is an issue. There is no suitable site on the High
Street identified in the Plan, but the proposed move of Redbourn Library to the Fire
Station site, with a pedestrian crossing making a safer route to the High Street, means
that there may be a few additional spaces made available. With the exception of the
land at Bridge Nursery (‘Scout Farm’) site (Policy RED10), none of the sites allocated for
development are in a suitable location to offer alternative car parking to serve the
village.

3.27

The Co-op store is consulting on a possible relocation across the road to the site of the
former Bull public house, which closed some time ago. This will make a larger store,
and from having no car parking spaces for shoppers, the proposal is for eight parking
spaces with two of those spaces reserved for disabled drivers. If this move goes ahead,
it could help to relieve the burden on the High Street. However, the store will need to
create and enforce time limits on the spaces to prevent office workers in the High
Street from taking up the spaces all day, forcing shoppers’ cars into the spaces on the
road.

3.28

Since the conversion of the offices at The Priory into residential use, and the closure of
the Bull, there is a shortage of meeting and function rooms in the village. Meetings
with the Redbourn Business Community show that there are a number of small
businesses who could use these meeting rooms, and there is a demand for function
rooms for parties. Currently availability at the Village Hall, the Parish Centre, the
church halls, the Hollybush pub and the Cricketers pub is limited although conference
facilities are available at the Aubrey Park Hotel and other venues. Small businesses at
the moment are predominantly sole traders, mostly working from home. As these
expand, they are likely to need office space, at least for part of the time. The Hot Office
on Dunstable Road is oversubscribed, and an additional facility of meeting rooms and
office space is needed, perhaps on the Hemel Hempstead side of the village with easy
access to the bypass.
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3.29

More cycle paths, as reported in the transport section, are needed. The Bike Loft and
the Hub café (specialising in catering for cyclists) are expanding, and many cyclists are
now visiting the village every day of the week.

3.30

A range of leisure activities are provided for at the Redbourn Leisure Centre, including
bowls, football, cricket, dance, gymnastics, netball and fitness.

3.31

Outside the settlement of Redbourn there is the opportunity to access the countryside.
The River Ver is maintained and protected by the Ver Valley Society in partnership with
the Countryside Management Service, Hertfordshire County Council, St Albans District
Council, Local Groups and the Chilterns Chalk Streams Projects. The Nickey Line uses a
former railway line to link Harpenden and Hemel Hempstead, via Redbourn. It is well
used by cyclists and pedestrians, providing safe, off-road access to the major
settlements serving Redbourn.

3.32

Formal youth club facilities are provided at both the Redbourn Parish Centre and
Redbourn Leisure Centre, and there are plans to re-establish the Redbourn Youth
Parish Council. However, as reported earlier with the need for a skate park, young
people have said that Redbourn is lacking space to just hang out. This could also be a
youth shelter or similar provision.

3.33

Redbourn has many activities for children and pre-teens, from youth organisations like
Scouts and Guides to sports clubs like cricket, tennis, football and martial arts. The
Redbourn Leisure Centre also offers a range of other activities such as roller discos,
trampolining and gymnastics. Much younger children have parent and toddler groups,
musical and baby gym activities at various locations across the village from the Village
Hall, to the local churches and the Leisure Centre.
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4

VISION AND OBJECTIVES
Challenges for Redbourn

4.1

The Neighbourhood Plan seeks to address, as far as is possible, the challenges that
face the community of Redbourn. In summary these challenges are:
•

Housing – providing a wider range of housing, particularly smaller units, to
address the needs of first-time buyers and older downsizers.

•

Environment - protecting the historic environment of Redbourn, in particular
Redbourn Common.

•

Giving people the choice of travelling by means other than the car - in
particular, improving movement for pedestrians and cyclists.

•

Vitality of Redbourn village - seeking to retain and improve the vitality of the
village, particularly in terms of its shops and services.

•

Community activities - the need to provide for more community activities that
will encourage particularly young people and families to stay in Redbourn.

•

Commercial activity - recognising the potential to grow small-scale businesses
through the provision of business space and support.

Vision Statement
4.2

The vision for Redbourn parish is as follows:

‘In 2031, Redbourn is still a pleasant village to live in. It has retained its village feel
along with its particular individual characteristics, including its high quality built
heritage, high street and its green and spacious setting.
Where development has taken place, this has been focused on providing for Redbourn’s
changing needs. The barrier created by not having enough of the type of properties
that people want has been broken down. Additional smaller units have been built,
enabling both young first-time buyers and older ‘downsizers’ to remain in the village
(with all new dwellings built to Lifetime Homes standards so that they are capable of
adaptation as people’s needs change through their lives). This has been achieved with
development that is in keeping with the character of Redbourn, in particular ensuring
that historic and listed buildings remain protected.
Redbourn has become a thriving hub for small, start-up businesses. The growing trend
of self-employment has created a large number of start-up businesses and the provision
of incubator space to complement that already at the Hot Office, has provided for those
seeking small office and workspace facilities on flexible terms. More residents now work
locally.
The High Street is thriving in both daytime and evening and the appearance of the High
Street reflects that. This has been anchored by the re-location of Redbourn Library to
co-locate with the Fire Station at the northern end of the High Street, providing
additional car parking for easy access to both the Library and High Street shops. The
Redbourn Care Group’s bus garage has been retained as part of the redevelopment,
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enabling the Care Group to help the less able members of the community. A pedestrian
crossing has ensured easy access to the site.
Redbourn remains a village with a distinct identity sitting in a rural setting. Development
has served to improve access to the countryside surrounding Redbourn, which itself is
protected from inappropriate development. This means that more Redbourn residents
are able to enjoy the countryside including the Ver Valley’s Nature Reserve which is run
by a local community group of volunteers.
Redbourn Common is well loved and continues to provide a physical heart to the
community, enjoyed for leisure activities by all. More formal leisure activities have been
improved through the enhancement of the Redbourn Leisure Centre.
The proportion of journeys made by non-car modes has increased. This is not only due
to the improved shopping on the High Street and number of local jobs, but also through
improved cycle links, bus services and footpaths to nearby towns. This has been
delivered through contributions from development and pride of place has been taken by
improvements to access along the Nickey Line.’

Objectives
4.3

The objectives of the Neighbourhood Plan as identified through engagement with the
community are as follows:
•

Objective 1: Retain Redbourn’s role as a village with a strong heritage located in a
high quality and accessible countryside setting.

•

Objective 2: To provide for the changing housing needs of the community,
particularly the growing need for smaller properties by first-time buyers and older
‘downsizers’.

•

Objective 3: Make Redbourn a hub for start-up business and commercial
enterprise.

•

Objective 4: Protect the valued green spaces in Redbourn and provide new
community facilities and recreation space to address the needs of the growing
population.

•

Objective 5: Increase walking and cycling movements through improved footpath
and cycle path provision.
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5

HOUSING
Housing needs and capacity
Policy justification

5.1

The NPPF states that local planning authorities should ensure that their Local Plan
‘meets the full and objectively assessed needs for market and affordable housing in the
housing market area.’

5.2

The assessment that establishes needs is the Strategic Housing Market Assessment
(SHMA) and the most recent SHMA was produced in 20151. The initial 2013 study had
identified a high net need for additional housing, at 586 dwellings per annum. However,
the 2015 SHMA Update reviewed this and revised the figure to the 436 dwellings per
annum being planned for in the SADC Strategic Local Plan Publication Draft 2016.

5.3

This need is predominantly focused on small units, with over 50% of the need being for
3-bed units and approximately 20% each for 1- and 2-bed units. Just 7% of need is for
4-bed units.

5.4

Over 40% of the need was forecast to be for social rented properties.

5.5

The SHMA recognised that, with more older people being assisted to remain at home,
the trend for larger homes to be under-occupied is likely to increase. It made clear that,
if additional older households do not downsize to smaller homes, replacement family
housing will be required to maintain existing levels of supply. The bulk of identified
need for 1-bed properties is going to be from those of retirement age.

5.6

One indicator of need is provided by those on the SADC housing register. As at July
2016, for applicants living in Redbourn parish, there were:
•

5 applicants waiting for 1-bed accommodation

•

6 applicants waiting for 2-bed accommodation

•

7 applicants waiting for 3-bed accommodation

•

no applicants waiting for 4-bed accommodation

5.7

The housing register is a live document so is always changing. It is important to
understand that this does not represent the full extent of housing need. There will be
many other households that have housing needs they cannot fulfil that are not on the
register. Equally, those with a Redbourn address may not be seeking housing in
Redbourn. SADC operates a choice-based lettings scheme which means that applicants
can bid for any properties as and when they are advertised.

5.8

In order to address the housing needs of Redbourn residents and to reflect the
requirement for Redbourn to address some wider housing needs, the Neighbourhood
Plan proposes to allocate four sites for residential development, totalling approximately
144 dwellings.

1

Housing Vision (2015) Independent Assessment of Housing Needs and Strategic Housing Market Assessment Update: St
Albans City and District Council – final report, for St Albans City & District Council.
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POLICY RED1: HOUSING STRATEGY
Over the period 2017 to 2031, new residential development of approximately 144
dwellings will be provided in Redbourn parish, excluding any strategic allocations in the
St Albans Local Plan. This shall principally be located on the four identified site
allocations as follows:
Policy RED7 – East of Redbourn– 100 dwellings
Policy RED8 – Land off Blackhorse Lane – 11-14 dwellings
Policy RED9 – Land off Dunstable Road – 12 dwellings
Policy RED10 – Land at Bridge Nursery, Dunstable Road – 18 dwellings

Housing mix
5.9

The housing mix in terms of dwelling size is an important issue in Redbourn. The SHMA
identified this as a district-wide issue and it is no different here. As the earlier analysis
has shown, Redbourn parish has a high proportion of its older people with nearly 50%
of the population aged 45 or older. Over the 20-year plan period, all of these people
will at least have reached retirement age.

5.10

Reflective of this population mix, Redbourn parish has a high proportion of large,
detached properties (4 or more bedrooms).

5.11

As these people that raised families in these large houses continue to age, their needs
will change.

5.12

More detail is contained in the Redbourn Housing Needs Analysis document.
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5.13

Engagement with the community on these matters showed that there are considered to
be two predominant requirements – firstly, housing for young people and secondly,
housing for older downsizers. The significant aging population in Redbourn means it is
vital that the needs of those of retirement age are addressed. Equally however, housing
to meet the needs of younger people is important to avoid Redbourn becoming a
‘retirement village’.

5.14

In terms of demand, this is high for residential property to buy. In 2015-16 in
Redbourn, the average sale price of houses ranged from approximately £475,000 to
£540,000. In mid-2016, the national average price is £301,500. Local estate agents
reported that there was a lack of properties for sale generally in the area (compared to
demand). Estate agents agreed with the community, noting that the main demand is
for smaller properties for both first-time buyers and older downsizers. The effect of the
latter group being unable to find smaller properties is that they remain in larger houses
which would otherwise be released for purchase by families.

5.15

This reinforces the wider evidence from the SHMA regarding the need for smaller
properties in Redbourn.

POLICY RED2: HOUSING MIX
In order to address the need for smaller dwellings in Redbourn, development on sites
not allocated for strategic-scale growth in the St Albans Local Plan should provide a mix
of dwelling sizes (market and affordable) that fall within the following ranges:
1-bed dwellings: 10-15% of all dwellings
2-bed dwellings: 30-35% of all dwellings
3-bed dwellings: 30-40% of all dwellings
4+-bed dwellings: 15-20% of all dwellings
An alternative mix of housing will only be permitted where this is in line with up-to-date
housing need and market demand as evidenced through the Strategic Housing Market
Assessment.
Allocation of affordable housing to those with a local connection will be supported.
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6

WORKING AND SHOPPING

6.1

Redbourn has a small economic base, which partly reflects the fact that it has some large
economic centres nearby, including St Albans, Hemel Hempstead and, to a lesser extent,
Harpenden. The proximity of Harpenden Station and the Thameslink train route into St
Pancras International also means that it is an attractive location for commuting to Central
London.

6.2

In fact, every morning over 60% of those in employment in Redbourn leave to work
elsewhere.

6.3

It is important that opportunities to work locally are taken, even if only relatively small
scale.

6.4

Equally, Redbourn village’s High Street is a precious resource. With the ever-changing
nature of shopping, the traditional model of ‘the High Street shop’ is increasingly fragile.
What is important is that the village centre continues to be a place where people come to
in large numbers for whatever reason. It is this high ‘footfall’ that will ultimately give
Redbourn’s shops the greatest opportunity to not only survive, but thrive. However, this
requires a more flexible approach to the way we think about the High Street.

New employment opportunities
6.5

Whilst Redbourn is not a major employment centre, there are approximately 250
businesses located in and around the village. This suggests a network of small businesses
operating locally, a fact reinforced by the high levels of self-employment of Redbourn
residents.

6.6

One of the successful employment centres in Redbourn is the Hot Office on Dunstable
Road. Not only does this house a range of businesses, but also makes very useful
provision for self-employed business people who may need a small meeting room on an
occasional basis. The existing centre is full with a waiting list.

6.7

For small businesses, the ability to access workspace on flexible, ‘easy-in, easy-out’ terms
such as is provided by the Hot Office, helps to provide the foundation to grow a business.
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6.8

Strong support will therefore be given to the provision of small-scale businesses premises,
ideally on flexible rental terms. Policy RED7 allocates part of the land to the east of
Redbourn for commercial activities which could be used for this purpose.

POLICY RED3: SMALL-SCALE COMMERCIAL DEVELOPMENT
Development proposals to provide small-scale Class B1 employment opportunities,
particularly on flexible terms to support small businesses, will be supported. This
could either be through the following:




Conversion of existing buildings across the Neighbourhood Plan area, subject
to the impact of provision on the highway network and parking.
Provision of new buildings or conversion of existing buildings within the
settlement boundary of Redbourn village.
Provision through Policy RED7 (land east of Redbourn).

Redbourn High Street
6.9

The retail provision along Redbourn High Street provides an important resource to the
community of Redbourn. The range of shops addresses both day-to-day (‘convenience’)
and wider (‘comparison’) shopping needs. This is complemented by the cafes and
restaurants that bring people to the High Street throughout the day.

6.10

However, the High Street is still exposed to competition from the changing nature of
retail and the way people shop. The growth of out-of-town retailing and the internet
has left high streets such as Redbourn’s struggling to compete. In addition, the change
in national planning practice to permit the change of use of shops to residential has
increased the threat to Redbourn’s shops. Some retailers have reported that due to the
rental levels that can be achieved, many landlords would prefer to leave an empty shop
vacant and then sell it for redevelopment.

6.11

It is important the High Street continues to attract people to it to spend money and
contribute towards its long term commercial health. But it is important that a balance is
achieved between retail, residential and other commercial uses. The change to
residential use is national policy so cannot be prevented. However, there are other
actions that can help to maintain vitality.
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6.12

Certainly in recent years given the economic slowdown, the risk of starting new
commercial ventures has increased, as has the difficulty given the need for finance.
One of the highest costs is premises and often there is a desire to take space on a
flexible short-term lease in order to see if there is potential in the business. This in itself
provides more opportunity to focus investment in the business itself.

6.13

The High Street has vacant units that could be taken by commercial ventures on short
term, flexible leases to see if the business has potential. Often these businesses are not
those that are permitted on the High Street without the need for planning permission –
a further and potentially quite significant cost for a new business. Yet it is not to say
that these non-retail businesses would not thrive and fit in well on the High Street.
There are examples elsewhere of businesses as diverse as ceramics manufacturers,
artists and web designers not only taking space and thriving in a High Street location,
but providing life and diversity to the offer and bringing new people in that wouldn’t
have otherwise visited.

6.14

More flexibility is therefore required in the types of commercial uses that are permitted
on the High Street. The business community of Redbourn, recognising the impact of the
loss of commercial premises on other uses such as Prosperity House, are keen for a
more flexible approach in order to help new (and existing) businesses grow and thrive.
This in turn then has benefits as they grow, with many identifying the opportunities this
creates for young people through apprenticeships and graduate training.

POLICY RED4: REDBOURN HIGH STREET
In the Primary Shopping frontage and Class-A frontage of Redbourn High Street
shown on the Policies Map, the change of use of Class A retail and service premises
to other commercial uses (Classes B1, C1, D1, D2 and commercial sui generis
activities) will be strongly supported.
Equally, the use of Class A premises for temporary uses will be supported along
these frontages. Such uses include ‘pop up’ shops and cultural, creative and leisure
uses introduced on a temporary basis or for specific events.
Such uses must demonstrate that they will not have a detrimental impact on the
amenity of neighbouring uses, particularly residential through excessive noise and
pollution.
Such uses will generally not be considered appropriate if the operation of the
business requires such large ammounts of parking in order to function.
The permanent loss of Class A retail uses to non-commercial uses along the Primary
Shopping frontage and Class-A frontage of Redbourn High Street shown on the
Policies Map will be resisted.
Such changes of use will only be permitted if it can be demonstrated that:



The Class A retail premises question have not been in active use for at least 12
months; and
The Class A retail premises have no potential for either reoccupation or
redevelopment for employment generating uses, as demonstrated through the
results both of a full viability report and a marketing campaign lasting for a
continuous period of at least 12 months.
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7

GETTING AROUND

7.1

Redbourn village’s rural nature, coupled with the poor public transport links, means that
car usage is high. However, engagement with the community has shown that residents
would be happy to use alternative means of getting around be it on foot, by bicycle or by
bus, if the necessary infrastructure is in place.

7.2

The Nickey Line has opened up the potential to cycle to Harpenden and Hemel
Hempstead. This, coupled with the presence of The Hub and Bike Loft in Redbourn, has
resulted in increased interest in cycling. The community would also like improved cycle
linkages with St Albans, the main centre serving Redbourn. In order to create a
noticeable shift towards cycling, this should ideally provide cycle paths that are clearly
separated from vehicular traffic.

7.3

In 2015, SADC consulted on proposals for a Green Ring, linking existing cycle paths
including the Alban Way, to create a ring of cycle routes around the city. Improved
links from Redbourn towards St Albans, within the neighbourhood plan area, could
meet up with the Green Ring, creating a more comprehensive network of cycle routes.

7.4

In addition, the Nickey Line serves as an important route for children to cycle and walk
to Roundwood Park Secondary School in Harpenden, the main secondary school
serving Redbourn children. However, in order to access the school it is necessary for
users of the Nickey Line to cross both the A5183 Redbourn bypass and the B487
Redbourn Road. Both these crossing points are close to the junctions and are
considered by users to be unsafe. A detailed highways assessment needs to be
undertaken to establish the safest location and type of crossing point.

7.5

Such provision could be funded through a combination of S106, Community
Infrastructure Levy (CIL) receipts and also the personal highways locality budgets of
local County Councillors as the cycle paths would cross divisions.
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8

LEISURE

8.1

There will be growth in the population over the plan period as a result of the number of
the sites proposed for development in the Neighbourhood Plan. As a result, there will be
additional demand for leisure activities and this is an issue that has been raised by the
community.

8.2

The Redbourn Leisure Centre is a key asset serving the population of Redbourn. It
supports a number of activities and sports clubs including football, bowls, cricket, dance,
gymnastics, netball and fitness. To support a sustainable community and easy
accessibility to facilities, it is considered essential to ensure that these existing facilities
are retained for sporting and recreational use.

8.3

In order to secure year-round outdoor leisure facilities (which are currently not available
in Redbourn), the Redbourn Leisure Centre and Playing Fields Trust is looking to provide
an all-weather football pitch. This could be built on land adjacent to the existing Leisure
Centre and secured through residential development of part of this land under Policies
RED8 and RED9.
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POLICY RED6: REDBOURN LEISURE CENTRE
Proposals that would result in the loss of leisure facilities at the Redbourn Leisure
Centre will only be permitted if alternative and equivalent leisure facilities are
provided.
Alternative leisure provision will be required to meet the following criteria:




The scale of the alternative provision must be at least of an equivalent scale to
the existing provision; and
The alternative site must be at least of equivalent standard in terms of layout
to the existing provision; and
The location of the alternative provision must be generally accessible by foot
and within or adjacent to the settlement boundary of Redbourn village.

The provision of new leisure facilities at Redbourn Leisure Centre to address the needs
of the community of Redbourn will be strongly supported. This includes the provision
of an all-weather football pitch and other facilities as part of the development of land
off Blackhorse Lane (Policy RED8) and land off Dunstable Road (RED9).
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9 SITE ALLOCATIONS
9.1

There is an identified need to deliver new housing that addresses the needs of the community
of Redbourn and also makes a contribution towards addressing the wider needs of St Albans
district. This recognises the role that Redbourn plays within the district as a larger village with a
range of services.

9.2

The delivery of a number of site allocations also enables the delivery of a range of community
benefits that the local residents have stated are lacking in Redbourn and are therefore needed
in order to address the requirements arising from the growth in the population.

9.3

Redbourn is a village that the St Albans Local Plan Publication Version 2016 proposes to retain
as being excluded from the green belt. As such, the existing built up area is surrounded by
green belt. The process of identifying and assessing potential site allocations through the
Neighbourhood Plan process has demonstrated that all the most sustainable sites that can make
the greatest contribution towards addressing the objectives of the Neighbourhood Plan are
currently within the green belt. These sites therefore have to be removed from the green belt
before they can be allocated for such growth, these uses predominantly not being suitable on
green belt land. The only way this can be done is through the St Albans Local Plan Review,
which is ongoing. The site allocations shown below are therefore recommended for removal
from the green belt and it will be the Strategic Local Plan that actually removes them from being
within the green belt.
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Land East of Redbourn
9.4

This land totals 13.2 hectares and is currently a mix of green space (some of the land was
formerly used as watercress beds), a travellers site (which is to be retained), some
commercial uses including a haulage yard, glasshouses and a number of vacant buildings.
There is also Millennium Park, a small publicly accessible green space with newly planted
trees. The River Ver runs through the site and provides a rich environment for a number of
habitats and species, added to by the presence of the former watercress beds.

9.5 The busy A5183 bypass runs along boundary to east of site, with open fields beyond.
Residential properties and the Redbourn Industrial Estate lie to the west, on the opposite
bank of the River Ver. Some of these along Crown Street are very close to the site
boundary and therefore any development will need to be well screened and landscaped in
order to protect the visual amenity of existing residents.
9.6 A significant proportion of the site is in flood zone 3, with much of this being flood zone 3b
(the functional floodplain) therefore is not suitable for residential development. It is vital
that any development scheme ensures residential uses are directly away from these areas.
9.7 The high quality environment provided by the River Ver creates a significant opportunity to
open the area up to the community and to provide a new nature reserve. The widening of
the river corridor could help to provide ecological benefits and increase flood water
storage.
9.8 The site’s elongated shape from north to south means that it is more appropriate to have
multiple vehicular access points. This will also help to direct traffic leaving Redbourn away
from the village and from the existing residential areas. It is therefore important that there
is an access point at the northern end of the site onto Harpenden Lane. Such an access will
need to ensure that it does not compromise safety or create congestion at the nearly
roundabout with the A5183 Redbourn bypass. This could also provide an opportunity to
improve access for Nickey Line users (cyclists and pedestrians) in the direction of
Harpenden (as identified in Policy RED5).
9.9 A second vehicular access point should provide access to the village in the south. This also
provides the opportunity to provide a small amount of public car parking, close to this
access point and adjacent to the existing industrial estate, for people wanting to use the
shops and services on the High Street where parking is currently limited. Further access
points could use the existing access for the travellers’ site and also possibly provide access
via Crown Street, although it would be important to ensure that this was restricted, as far
as possible, to local use by new residents in order to ensure that there are not
unacceptable impacts for the existing residents of Crown Street.
9.10 For cyclists and pedestrians, as well as improved access across Harpenden Lane, it is
important that access is provided to the Nickey Line which runs along the eastern
boundary of the site. In addition, any development would need to provide linkages to the
footpath along the western boundary of the site that could provide good pedestrian access
into the village centre. A riverside walk along the River Ver would enhance the accessibility
of the existing high quality environment that would be expected to be retained as a
corridor through the site.
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9.11

Children’s play facilities could be provided as part of the development which would help to
anchor such provision in the east of the village where provision is currently lacking.

9.12

The site is under multiple ownership and it will be important that it is delivered as a
comprehensive scheme. The landowners have formed a consortium to bring the site forward
in this way.

9.13

The site is considered to be suitable to accommodate approximately 100 dwellings.

POLICY RED7: LAND EAST OF REDBOURN
13.2 hectares of land to the east of Redbourn Planning is allocated for development
subject to the following criteria:
















The site shall be developed as a comprehensive scheme; and
The provision of approximately 100 dwellings, with a mix of dwelling sizes in
accordance with Policy RED2; and
Affordable housing is provided to meet the requirements of the St Albans Local
Plan; and
Residential development is not located on the parts of the site within flood
zone 3; and
Development is well screened and landscaped to protect the visual amenity of
neighbouring residential areas; and
It can be demonstrated that development will enhance and have a positive
effect on wildlife, including through the provision of a nature reserve; and
The adequate provision of Sustainable Drainage System (SUDS); and
The provision of a Neighbourhood Equipped Area for Play (NEAP); and
The provision of appropriate vehicle access into the site from the northern and
southern ends of the site and also, subject to careful consideration of the
impact on amenity, from points on the west and east of the site; and
The provision of public car parking for up to 20 cars close to the southern
vehicle access point; and
The provision of a public riverside footpath running along the River Ver; and
The provision of multiple linkages to the public right of way running along the
western boundary of the site; and
The provision of cycling and walking linkages to the Nickey Line which runs
along the eastern boundary of the site; and
Improved access across Harpenden Lane for existing users of the Nickey Line.
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Land off Blackhorse Lane
9.14 This site totals 1.65 hectares. It is open land adjacent to the playing fields at St Luke’s School
to the west and the Redbourn Leisure Centre to the north. There is an existing residential
property on part of the site. Access to the site would be off Blackhorse Lane.
9.15 The site, along with the land off Dunstable Road (Policy RED9) creates the opportunity to
secure adjacent land for improvements to leisure provision. This adjacent land would be gifted
to the Redbourn Leisure Centre/Playing Fields Trust in perpetuity to provide a new all-weather
sports pitch with contributions secured from the development of this site and the land off
Dunstable Road as appropriate. Proposals for the sports pitch are a well advanced stage.
9.16 There is an existing permissive footpath through the site, leading to the Redbourn Leisure
Centre from Blackhorse Lane. This runs from the ‘kissing gate’ on Blackhorse Lane adjacent to
the existing residential property. With the need to retain the existing property, this important
footpath that is well used by the community to access the Leisure Centre can be retained.
Attempts should also be made to give this formal public right of way (PROW) status.
9.17 The site is considered to be suitable to accommodate approximately 11 to 14 dwellings.

POLICY RED8: LAND OFF BLACKHORSE LANE
1.65 hectares of land off Blackhorse Lane is allocated for development subject to the
following criteria:







The provision of approximately 11 to 14 dwellings, with a mix of dwelling sizes
in accordance with Policy RED2; and
Affordable housing is provided to meet the requirements of the St Albans Local
Plan; and
The adequate provision of Sustainable Drainage Systems (SUDS); and
The provision of appropriate vehicle access into the site from Blackhorse Lane;
and
The retention of the existing permissive footpath running from Blackhorse Lane
to the Redbourn Leisure Centre; and
The provision of land and financial contributions towards a new all-weather
football pitch and other facilities on land adjacent to the site.
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Land off Dunstable Road
9.18

This site totals 0.5 hectares. It is adjacent to the Hot Office centre to the north, the
Redbourn Leisure Centre to the south and the playing fields at St Luke’s School to the west.
Access would be off Dunstable Road.

9.19

The site, along with the land off Blackhorse Lane (Policy RED8) creates the opportunity to
secure adjacent land, all under the same ownership, for improvements to leisure provision.
This would be gifted to the Redbourn Leisure Centre/Playing Fields Trust in perpetuity to
provide a new all-weather sports pitch and potentially a skatepark, with contributions
secured from the development of this site and the land off Blackhorse Lane as appropriate.
Proposals for the sports pitch are more advanced, with the potential for a skatepark being
scoped out.

9.20

Whilst this may be a suitable site for expansion of the Hot Office, the benefits of improved
leisure provision that the site allocation would provide are considered to outweigh this.

9.21

The site is considered to be suitable to accommodate approximately 12 dwellings.

POLICY RED9: LAND OFF DUNSTABLE ROAD
0.5 hectares of land off Dunstable Road is allocated for development subject to the
following criteria:







The provision of approximately 12 dwellings, with a mix of dwelling sizes in
accordance with Policy RED2; and
Affordable housing is provided to meet the requirements of the St Albans Local
Plan; and
The adequate provision of Sustainable Drainage Systems (SUDS); and
The provision of appropriate vehicle access into the site from Dunstable Road;
and
The provision of suitable screening from the employment use to the north and
the Redbourn Leisure Centre to the south; and
The provision of financial contributions towards a new all-weather football
pitch and other community uses as appropriate on land adjacent to the site.
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Land at Bridge Nursery (‘Scout Farm’), Dunstable Road
9.22

This site totals 1.8 hectares and is known as ‘Scout Farm’ locally. The site currently has
disused glasshouses on it that many in the community consider to be an eyesore. The
remainder of the site is open land with some existing former agricultural barns. It is
surrounded by open land to the north and east and has an existing property adjacent to it on
Dunstable Road. It is also adjacent to the Fire Station. It is proposed that Redbourn Library
is relocated to the Fire Station site, with a pedestrian crossing making a safer route to the
High Street.

9.23

Part of the site has planning permission for the reuse of the agricultural barns for commercial
use.

9.24

The development of the site provides an opportunity to remove the glasshouses from the
site. It could also, through the library relocation proposals, provide parking to serve both this
use and also to provide more parking to serve the High Street, which is an issue that has
been highlighted by the community. At the northern end of the site, there is some open land
that could be used for a community orchard. These uses are compatible with their current
location within the green belt, therefore this part of the site would not need to be removed
from the green belt.

9.25

Access could be off Dunstable Road and potentially off Harpenden Lane in order to provide
access to the parking to serve the library and High Street.

9.26

The site is under two ownerships and it will be important that it is delivered as a
comprehensive scheme.

9.27

The site is considered to be suitable to accommodate approximately 18 dwellings.

POLICY RED10: LAND AT BRIDGE NURSERY (‘SCOUT FARM’), DUNSTABLE ROAD
1.8 hectares of land at Bridge Nursery off Dunstable Road is allocated for development
subject to the following criteria:









The site shall be developed as a comprehensive scheme; and
The provision of approximately 18 dwellings, with a mix of dwelling sizes in
accordance with Policy RED2; and
Affordable housing is provided to meet the requirements of the St Albans Local
Plan; and
The adequate provision of Sustainable Drainage Systems (SUDS); and
The provision of appropriate vehicle access into the site from Dunstable Road
and Harpenden Lane; and
The provision of public parking to serve the relocated Redbourn Library and the
High Street; and
The removal of the existing glasshouses on the site; and
The provision of land on the northern and eastern parts of the site for
community use.
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10

NON-POLICY ACTIONS

Table 10.1: Non-land use issues to be addressed

Issue

Possible actions

Lead agencies
and partner

Housing
Need to provide developers with
Prepare housing design guide for
housing design guidance to ensure Redbourn
new schemes are in keeping with
the character of Redbourn
and built to Lifetime
Homes standards

Redbourn Parish Council

Affordable housing for local people Support initiatives for shared ownership
in developments where affordable
housing is identified and work with local
providers to ensure that local needs are
met by the new affordable housing
provided

St Albans District
Council/Housing
Associations

Working and Shopping
Shop front and Business design
and advertising signage to be in
keeping with the village setting

Prepare design guide for shop front and
business design

Redbourn Parish
Council/St Albans
District Council

Keep a dialogue going with the Health
centre and work in partnership to address
any future capacity issues. Support
existing outreach programme and
volunteering in the village. Upgrade
facilities at the
Health Centre as necessary

Redbourn Health
Centre/ St Albans
District Council/
Redbourn Parish Council

Support any proposals to extend the
existing schools or any organisation
proposing to open a new school in the
village for Redbourn children.

Herts County
Council/Department for
Education and Skills

Speeding in specific areas of
Redbourn

Encourage volunteers from the village to
work with the Police with equipment
provided by Hertfordshire Constabulary
to deter speeding motorists.

Hertfordshire
Constabulary/Redbourn
parish Council

Management of car parking

Car parking in the village is an issue and
identifying additional car parking is
needed.

Redbourn Parish
Council/SADC/Herts CC

Health
At the moment the Health Centre
can accommodate and
increase in population but there
may be possible changes to health
provision in the future

Education
Pressure for school places as a
result of increasing population

Getting Around
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Issue

Possible actions

Lead agencies
and partner

Pedestrian/cycle safety

Improved access along Nickey Line from
Redbourn to
Harpenden, specifically at the junction of
the A5183
(Redbourn bypass) and the B487
(Redbourn
Lane/Harpenden Lane)

Redbourn Parish
Council;
Developer of land East
of Redbourn (Policy
RED7);
Hertfordshire County
Council

Footpath access

Upgrading of existing permissive
footpath from Blackhorse Lane to
Redbourn Leisure Centre to a public right
of way (PROW)

Redbourn Parish
Council;
Hertfordshire County
Council

Environment and Community
Provision for young people

Better youth provision such as a skate
park or other facilities

Redbourn Leisure
Centre;
Playing Fields Trust;
Redbourn Parish
Council
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11 POLICIES MAPS
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12 INSET MAP
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