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INTRODUCTION

This document represents the Neighbourhood Plan for Redbourn Parish (hereafter
known as ORedbournd). It represents one part
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.

St Albans City and District Council (SADC), as the local panning 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 N eighbourhood Plan Group (RPG).

Figure 1.1: Redbourn Neighbourhood Plan boundary
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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.

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.

The purpose of the Neighbourhood Plan is to guide development within th e 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 diff erent 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 an d Local Policy

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
devel opment t hey ne e dneighPaoarhood flaergng 6 ¢ an
set planning policies through neighbourhood plans to determine decisions

on planning applications (para.183).

Nelghbourhood planning provides a powerful set of tools for local people to
ensure that they get the right types of dev elopment 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 nejghbourhoods shoull 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 confiict. Local planning

authorities should avoid duplicating planning processes for non-strategic
policies where a neighbourhood plan is in preparation (para.185)".
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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 sectionfahe plan covers a different topic. Under each heading there is the justification fo
policies presented which provides the necessary understanding of the policy and what it is se¢

achieve. There is also a summary of how each policy contribesmesds the objectives of the plan.
The policies themselves are presented in the coloured boxes. It is these policies against whict
planning applications will be assessed. It is advisable that, in order to understand the full contt
any individual pbey, it is read in conjunction with the supporting text.
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2 GLOSSARY OF PLANNING TERM S

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.

Allocation site

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.

Area of Outstanding
Natural Beauty (AONB)

A formal designation of an area where planning control is based on
the protection and enhancement of the natural be auty of the area.

Basic conditions

Criteria that a Neighbourhood Plan must meet before it can come into

force. These are:

1 They must be appropriate having regard to national policy,

1 They must contribute to the achievement of sustainable
development,

1 They must be in general conformity with the strategic policies in
the development plan for the local area,

1 They must be compatible with human rights requirements,

I They must be compatible with EU obligations.

Brownfield site

Land that has been previously developed on (excluding agricultural or
forestry buildings and residential gardens).

Community Infrastructure
Levy (CIL)

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.

Conservation Area

An area designated under Section 69 of the Town and Country
Planning (Listed Building and Conservation Areas) Act 1990 as being
of Ospecial hirsthartiecaluriadt eorrest 6
appearance of which it is desirable to preserve and enhance

Consultation Statement

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.

Designated
Neighbourhood (Plan)
Area

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

Examination

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

Floodplain

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

Hood Zone

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.

Green Belt

A designated band of land around urban areas, designed to contain
urban sprawl.
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Greenfield Site

Land where there has been no previous development.

Lifetime Homes

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.

Local Plan

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.

National Planning Policy
Framework (NPPF)

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.

Neighbourhood
(Development) Plan

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

Policy

A concise statement of the principles that a particular kind of
development proposal should satisfy in order to obtain planning
permission.

Referendum

A vote in which the people in a country or an area are asked to give
their opinion about or decide and imp ortant political or social
question. Neighbourhood Plans and Neighbourhood Development
Orders are made by a referendum of the eligible voters within a
neighbourhood area.

Section 106

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 selfimpose
obligations to pre-empt objections to planning permission being
granted. They cover things like highway improvements or open space
provision.

Strategic Environmental
Assessment (SEA)

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/EC1 known as the SEA Directive.

Town and Country
Planning Act 1990

Currently the main planning legislation for England and Wales is
consolidated in the Town and Country Planning Act 1990: this is
regarded as the o6principal act . 0

Use Classes

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

The Town and Country Planning (Use Classes) Order 1987 puts uses
of land and buildings into various categoriesk nown as 6 Us
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.

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

Buil dings that do not sfealCll awistdhi
meaning 6of its own kindbd
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ABOUT REDBOURN

History of Redbourn

Redbourn is a large village north-w e s t of St Al bans. The name

streamd, and the reeds which used to grow

smaller River Red.

Redbourn Common is at the heart of the village. It is over half a mile long and was
presented to the Redbourn Parish Councilin 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.

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 ca
Meadow and Holts Meadow, an indication of former meadows in and surrounding the
village which have been developed.

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 Councilto be used as a Museum, run by a Trust and staffed by
volunteers

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.

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.

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 O6Meadow Vi ewobes somel as
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
Total Population
Age Profile (%) Age Profile Change 2001 - 2011 (%)
Redbourn
N ;- i
& ®
I ;> - o I
 ER ¢
‘ i 164
:25 - 29E
-2+l T —
0-15 | T e
0
2001 2011
30 20 10 0 0 10 20 30 Ho-15 W16-24 2529 3044 [l 45-64 65+
Redbourn St Albans
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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-2 or less
peopl e

L 32%

St Albans
+ 2 or more
+1
l

St Albans

344

of

120%
2%
0%

popul ati on

housing stock is significantly under-occupied. Nearly half of its dwellings have at least

two spare bedrooms.

+ 2 or more
| 47%
The

+1

I [31%

Occupancy Rating (Bedrooms)

Housing Type

Redbourn
‘—2 or less
Redbourn

3.11

CECCCEECCTE
CECCCECECEC@
CECCCECECECTE
CECECCCEECTE
CECECCCEECTE
CECCCCEECE
CECCCCEECTE
CECECCCECETE
CECECCCEECTE
CECCCCEECE

CECECCCEECTE
CECECCCEECTE
CECECCCECECTE
CEECCECCECEEE
CECCCCEEECE
CECCCCECEEE
CECECCCECEECE
CECECCECEEE
CEEECCCCEEE
CECECCECEEE
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B Detached (27%) [l Semi-Detached (30%)
Il Terraced (21%) [ Flat(21%) [l Caravan (0%)

Redbourn has a high proportion of large, detached houses.

B Detached (33%) [l Semi-Detached (32%)
B Terraced (23%) [ Flat(13%) [l Caravan (0%)
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Housing Tenure

Redbourn St Albans

[l Owned (Mortgage) (37%) [l Owned (38%) [l Owned (Mortgage) (39%) [l Owned (35%)
[l Social Rented (16%) [ Private Rented (9%) B Social Rented (12%) [l Private Rented (14%)
Il Shared Ownership (1%) Il Shared Ownership (0%)

Council Tax Band

Redbourn St Albans

WA(1%) HB(G%) BC(18%) WD (19%) ME (25%) WAC%) HB(5%) HMC(15%) MWD 27%) ME22%)
BWF@5%) WG15%) MH%) BI0%) BWF(15%) WG>U2%) BH2%) BI0%)
B Unallocated (0%) B Unallocated (0%)

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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Housing Tenure (Over 65)

Redbourn St Albans

B Owned (78%) [ Shared Ownership (0%) Il Owned (82%) [l Shared Ownership (0%)
B Rented from Local Authority (15%) [l Other Social Rented (2%) [l Rented from Local Authority (11%) [l Other Social Rented (2%)
B Private Rented (3%) [ Living Rent Free (2%) B Private Rented (3%) [l Living Rent Free (2%)

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. H owever, the proportion of those in work that are self -
employed is strong.

Economic Activity

Redbourn St Albans

[l Parttime employee (14%) B Parttime employee (13%)
B Full ime employee (38%) B Full ime employee (43%)
B Self-employed with employees (4%) [ Self-employed with employees (3%)
B Self-employed w/o employees (11%) B Self-employed w/o employees (10%)
B Unemployed (2%) [l Unemployed (3%)
B Full-ime student (2%) B Full-ime student (3%)
Retired (17%) Retired (12%)
B Other (12%) B Other (13%)
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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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