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INTRODUCTION

Vincent and Gorbing have been commissioned by Hertfordshire County Council (HCC) to
undertake a search for potential secondary school sites in south-west Hertfordshire in
response to confirmed secondary education need arising from potential housing and
demographic growth identified during the current preparation of new local plans.

HCC is working with local planning authorities to ensure that a robust infrastructure strategy is
in place for the delivery of new secondary schools where they may be required. It is
understood that the site search will help to inform the early stages of plan preparation to
identify suitable sites that could be allocated for secondary school use. It is acknowledged that
sites identified for education purposes may be suitable for other uses. For example, a site that
is suitable for residential development may or may not be suitable for education use. A site
suitable for education use may or may not be suitable for residential development. Some sites
may be suitable for both uses. The decision as to which sites should be allocated for
residential development and which for education use is a matter for the local planning
authority based on the evidence available. It is for the local planning authority to resolve
competing interests, to liaise with all stakeholders and to ensure the infrastructure needs of
the district are fully met in emerging local plans.

NPPF 2021 (para 15) is clear that up to date plans should “provide a positive vision for the
future of each area; a framework for addressing housing needs and other economic, social
and environmental priorities” including strategic priorities for education (para 20 c). It is made
clear in para 24 that “local planning authorities and county councils (in two tier areas) are
under a duty to cooperate with each other”. In relation to education need NPPF (para 95)
states that “it is important that a sufficient choice of school places is available to meet the
needs of existing and new communities. Local planning authorities should take a proactive,
positive, and collaborative approach to meeting this requirement, and to development that will
widen choice in education. They should: give great weight to the need to create, expand or
alter schools through the preparation of plans...” Therefore, NPPF emphasises the need to
ensure that where an education need is identified in communities it is fully met in local plans.

HCC has identified a need for one 8fe secondary school site to serve potential housing and
demographic growth in Borehamwood. This report sets out the conclusions of the site search
for this area. It does not detail or justify the education need requirement, that is a matter for
HCC. Neither does it seek to make judgements about the proximity of potential school sites in
relation to existing school sites. That is a matter for HCC. In parallel a separate secondary
school site search report has been prepared for south-east Watford and Bushey.

Section two sets out the methodology used for identifying potential secondary school sites of
the appropriate size and suitability. This methodology is common to all site search areas.

Section three presents the outcomes for the Borehamwood site search. Site visits were
undertaken in July 2020.

Section four comprises the summary and conclusion.
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2.6

This section of the report sets out: the projected need for a new secondary school in
Borehamwood; the required site size and site characteristics for a 8fe secondary school; the
sequential site search methodology used for searching for a site firstly in the urban area and
then secondly in the non-urban area; and, finally the process for individual site analysis
followed by site ranking.

EDUCATION NEED

HCC has several statutory duties in relation to the provision of additional school places,
namely:

Promoting high standards of education and fair access to education
Planning and commissioning school places in its area
Extending diversity and choice

Co-ordinating admissions for all maintained schools and academies in the normal admission
round

Resourcing shared maintenance, improvement to and provision of the built environment and
securing value for money

The role of HCC in ensuring sufficient supply of suitable school places is that of a
commissioner rather than as a direct provider of school places. HCC has a duty to secure
sufficient school places in its area and to allocate those places to the children of all parents
who want one.

HCC fulfils these planning responsibilities by forecasting the demand for school places to
ensure sufficient school places are available to meet demand within mainstream schools. It
negotiates the right number of places on an annual basis and undertakes longer term strategic
planning.

HCC produces local forecasts of the demand for secondary school places to anticipate a
shortfall or surplus of places by (Education) Planning Areas. Pupil numbers are forecast
considering:

e Historic pupil numbers in each school year group

e 0-5-year old children registered with general practitioners
* Primary pupils moving on to secondary school

< Additional pupils arising from new housing developments

< Pupil movement patterns taking account of cross are flows both within planning areas within

Hertfordshire and out of the county as well as from the independent sector

Secondary school forecasts are based on actual children, both in schools and registered with
general practitioners for 10 years ahead together with a calculation of additional pupils arising
from new housing developments.
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2.7 The HCC summer forecast (2020/21) for secondary school places is attached at Appendix 1.
The forecast shows that for Borehamwood there is a deficit of places across the plan period
from 2025-26 — 2029-30. This deficit underpins a requirement for a secondary school site to
be delivered early in the plan period. HCC have identified that this requirement can be met
through the provision of a new 8fe! secondary school in Borehamwood.

SITE SIZE AND BUILDING SIZE

2.8 School standards have recently changed (School Premises Regulations 2012) and provide a
much less stringent approach to school standards. HCC has previously agreed to use the site
areas that refer to Building bulleting 103 for primary and secondary guidance as these are
deemed a suitable standard for school premises.

Table 1: Site size areas for secondary schools: BB103 compliance

6fe (ha) 8fe 10fe Category/Comments
(ha) (ha)
>8.36 >10.78 >13.20 | Preferred — should allow a fully BB103

compliant school to be built on the site,
including where there are minor abnormal
features or constraints.

6.66 8.58 — 10.50 | Sub-optimal — may allow a fully BB103

- 10.78 - compliant school, subject to any

8.36 13.20 | constraints or abnormal features which
reduce the developable/usable area. May
require a DPF.

<6.66 <8.58 <10.50 | Would not normally be

considered. Should be included in the
‘long list’ in case they would be viable as
detached playing fields (dpf) or as ‘split
site’ solutions.

2.9 The site size requirements set out in Table 1 above indicate that for a 8fe school there is a
preference for a site to be more than 10.78ha which will allow for any potential abnormal site
constraints. Should there be no suitable sites of more than 10.78ha then a site of between
8.58ha-10.78ha could be identified but this would be sub-optimal. Sites of under 8.58ha would
not normally be considered but could be part of a split site solution.

210 So, the preference for the Borehamwood site search is to identify a 10.78ha > site which
would include a building zone of 3.56ha. Should a suitable site of this size not be identified
then a sub-optimal site of between 8.58ha-10.78ha could be identified.

' School provision is often described in terms of “forms of entry”.1 form of entry (fe) equals 30 places per year group. Secondary
schools have five-year groups from Year 7 through to Year 11 and Sixth forms with lower and upper year groups.
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2.11

2.12

2.13

2.14

2.15

Ideally an 8fe secondary school should have all the facilities it requires, including playing fields
provided on a single site. There may, however, be situations where a split site is identified as
preferential. In this circumstance the site size for a school building zone would be slightly
higher because more facilities would be needed in the school buildings location to account for
a detached school playing field. In this scenario for an 8fe secondary school a school building
zone of 4.38ha is required and a playing field of 6.4ha would be required making up the total
site area of 10.78ha. In the event of a split site scenario there would need to be no more than
400m walking distance between the two sites to ensure that the detached playing field could
be easily accessed during the school day for curriculum use.

The building zone of any secondary school site needs to be able to accommodate a minimum
footprint which is generated from the number of pupils attending the school (based again on
school size).

Table 2: Building footprint: BB103 compliance
School size No. of pupils Gross
area m?
6fe 1152 9,023
8fe 1535 11,557
10fe 1920 14,014

Table 2 above shows the building footprint requirements for each size of school which
assumes a typical curriculum, standard labs, hall with bleacher seating, 60- minute dining
including school hall, 70% staying on rate and classrooms at HCC standard size.

These footprint requirements are utilised when a site is identified as preferential and
development principles plans are being prepared which shows the extent of the building zone
the extent of playing fields and, how the site can be accessed.

SEQUENTIAL SITE SEARCH METHODOLOGY

Study area mapping

The site search begins with the identification of the study area which is mapped onto an
Ordnance Survey base. The broad study area is based on the secondary education planning
area in which the education need is identified. The study area boundary is then identified
using natural boundaries (e.g., roads/railways/administrative boundaries). As part of the
interim meeting held with the local planning authority the study area boundary is explained,
discussed, and agreed. Adjustments to the study area boundary may be made after the
interim meeting with the local planning authority.

The local planning authority can supply local information on sites being promoted which can
be added to the study area mapping. Some of the sites being promoted for other uses (e.g.,
residential development) may also be suitable for education use. It is for the local planning
authority to assess and weigh the education need alongside other needs and to plan
accordingly in line with Government advice.
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Urban area site search

2.16  Once the study area is agreed then the sequential site search commences. The sequential
site search is a two-stage process: firstly, an urban area site search and secondly a non-urban
area site search if the urban area site search does not yield any suitable sites.

2.17  The urban area site search begins with a mapping of all HCC owned land, playing fields and
open spaces, open land, allotments, and employment areas. Sites that might be released for
development as part of any local plan review are also mapped within the urban area.

2.18  Once this mapping is completed each of the sites identified is measured to determine whether
it falls within the site size range, in this case 8.58ha-10.78ha or whether there are smaller
sites of 4.38ha with sites for a detached playing field of 6.4ha within a 400m walking
distance. A radius of 400m walking distance is applied to the mapping where sites are 4.38ha
or more. HCC considers it is reasonable in any split site search to identify sites which
collectively deliver the preferred site size rather than a sub-optimal solution.

219 Ifthere are sites that are more than 4.38ha with another site of 6.4ha within a 400m walking
distance, then the sites are taken forward for further consideration.

Non-urban area site search

2.20 The non-urban site search begins with a mapping of all the potential environmental constraints
where these exist around the settlement boundaries. These constraints fall into two
categories: category 1 constraints that preclude development and category 2 constraints that
may hinder development. Category 1 constraints comprise: woodland areas, conservation
areas, parks/gardens, Scheduled Ancient Monuments, Areas of Outstanding Natural Beauty
(AONB), active golf courses (unless identified as potential future housing sites), landscape
designations, landscape conservation areas), sites of special scientific interest (SSSI), nature
reserves, wildlife sites, environmental agency designated flood zones 2 and 3 (where the
maijority of the site is covered by this designation). Sites in these locations are not considered
suitable for development.

2.21 Category 2 constraints include: areas of archaeological interest (as development mitigation
might be sought prior to development), noise sources (which could be mitigated through noise
attenuation measures), playing fields (as these might not be in active use), and designated
public footpaths, restricted byways and bridleways which may possibly be diverted or may
pose a constraint to the way in which the site is developed. These constraints may not
necessarily preclude development on the site.

2.22 It should be noted that this methodology does not entirely rule out development constraints
since until detailed site investigations are completed, site constraints are not always fully
known. It does however provide an initial site sieving mechanism to identify the sites with the
best prospect for secondary school use.

2.23  Sites within areas identified by local planning authorities as potential areas of growth were
also mapped onto the non-urban area plans. It was agreed with the County Council and in
meetings with the local planning authorities that these potential areas of growth could
alternatively accommodate secondary school sites along with other uses if the site-specific
criteria above could be met.

2.24  Hertsmere Borough Council supplied the HELAA sites which were added to the mapping for
both urban and non-urban areas.
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2.25

2.26

2.27

2.28

2.29

2.30

2.31

2.32

Site identification

Once Category 1 and 2 constraints are mapped, a short list of sites outside of the urban area
of more than 8.58ha (ideally more than 10.78ha) is prepared excluding any category 1
constraints areas (as set out above). Sites are identified where they: adjoin the urban area or
settlement boundary, and adjoin a road (A road, B road and minor road).

These basic requirements are needed to ensure the site is sustainable: within walking
distance of the existing population and/or any proposed expansion that vehicular access can
be achieved, and that there is minimum encroachment into the Green Belt. If there are
Category 2 constraints a larger site area may need to be identified to ensure there is flexibility
to deliver the school should those constraints affect development potential.

Site analysis

Once the shortlisted sites are identified a planning appraisal is undertaken using a proforma
which captures the same information for each site. The proforma includes a standard list of
positive and negative site attributes which are applied to all sites to enable a consistent
approach to the appraisal. The planning appraisal includes a site visit to assess the site and a
record of the site visit is taken through site photographs. This is to ensure that all matters are
fully considered on each site. The proforma template is attached at Appendix 2.

Following the initial site visit and planning appraisal some sites may be rejected if it is
considered that the site is unlikely to be suitable for development. These reasons are set out
in the conclusion to the planning appraisal for each site.

Following the completion of the initial site visit and planning appraisal those sites that are not
rejected are proposed for a high-level transport appraisal. The high-level transport appraisal
examines site compliance to LTP4 (Local Transport Plan) policies, means of access appraisal
(to confirm the initial planning appraisal), and an assessment of the local highway network.
This highways appraisal is undertaken by Civil Engineering Consultants Stomor Ltd. and
prepared in consultation with HCC Highways.

Sites may then be rejected following transport appraisal if there is no suitable and safe means
of access or if sustainable transport modes cannot be achieved.

It should be noted that all transport appraisals contained in this report were prepared during
the period of the Covid-19 pandemic. Therefore, traffic conditions at the time of writing do not
reflect former ‘typical’ traffic condition and as such it is not possible to comment upon existing
highway conditions in terms of congestion in the vicinity of the sites. Further work would be
required when traffic levels return to their pre-Covid-19 levels.

Site ranking

The final list of potential sites is then ranked according to their planning and highways
appraisal performance and a recommendation is made.
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3.0 BOREHAMWOOD SITE SEARCH

3.1 This section of the report presents the outcomes for the Borehamwood site search
summarising the outcomes from the urban and non-urban site search, and the identification of
a preferred site(s).

URBAN AREA SITE SEARCH

3.2 Plan 5309/300/C (attached at Appendix 3) sets out the mapping of sites in the urban area. The
study area boundary was discussed at a meeting with Hertsmere Borough Council on 1 July
2020. The boundary of the study area is defined by field boundaries and minor roads to the
north, the A1 to the east, the A411, administrative and field boundaries to the south, and
Watling Street to the west.

3.3 Plan 5309/300/C identifies: HCC ownership (14 sites), playing fields and play spaces (11
sites), areas of open land (11 sites), allotments (1 site), employment areas (3 sites). All the
sites are listed in the key together with the site areas. Those sites in the key listed as being
below 4.38ha were rejected.

3.4 The following sites exceeded the site size requirement for a split site with a detached playing
field of 4.38ha and so were evaluated as set out below:

- PF3 Aycliffe Park 5.41ha — there are no sites within 400m walking distance of this site, the
closest is PF4 which is just outside the 400m walking distance

- PF4 Aberford Park 6.51ha — PF6 is within 400m walking distance of this site but PF6
currently accommodates Borehamwood FC and this site is not available

- PF6 Meadow Park 8.78ha — this site currently accommodates Borehamwood FC and is not
available

e OL9 Denham Way 4.73ha- whilst this site is, in overall site area large enough, it is
fragmented and would not provide sufficiently large collective site areas for playing fields or
building zone

- E1 Television Studios 6.29ha — this employment site is in active use and there are no
sufficiently large site areas at the present time which would be suitable for future use

- E2 Elstree Way 34.49ha - this employment site is in active use and there are no sufficiently
large site areas at the present time which would be suitable for future use

- E3 Sterling Way 7.09ha - this employment site is in active use and there are no sufficiently
large site areas at the present time which would be suitable for future use
3.5 It was therefore concluded that there are no available suitable sites within the urban area of

over 4.38ha which would provide a site for a school building zone with detached playing fields
within a 400m walking distance.
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3.6

3.7

3.8

NON- URBAN AREA SITE SEARCH

Site identification

Plan 5309/301/C (attached at Appendix 3) sets out the mapping of environmental constraints
outside the urban area adjoining the settlement boundary of Borehamwood. The mapping
shows that large areas of land to the north, south and west of Borehamwood (adjoining the
settlement) are designated wildlife sites and so these areas of land are excluded from the site
search. This leaves land adjoining the east of the settlement (excluding the wooded belt east
of the B5378) and land to the south-west of the settlement.

Following the mapping of environmental constraints the following potential secondary school
sites were shortlisted as being of more than 8.58ha:

Bore 01: Land west of A1(M)

Bore 02: Land north of Rowley Lane

Bore 03: Land east of Green Street (Parcel A)
Bore 04: Land east of Green Street (Parcel B)
Bore 05: Land east of Green Street (Parcel C)
Bore 06: Land north of Allum Lane

Bore 07: Land south of Allum Lane

Bore 08: Land south of A411

Site analysis

Town planning appraisals of all these sites were undertaken and are attached at Appendix 4.
Some sites were taken forward for transport appraisals. Conclusions of the planning and
where appropriate transport appraisal are summarised below.

Bore 01: Land west of A1(M)

The site is located on land west of the A1(M) and east of Rowley Lane (plan 5309/301/C). The
existing use is a car/lorry park. The site is in single ownership and almost entirely level. The
site is an optimal size for an 8fe school. Upon further investigation the site is unlikely to be
available. Planning permission has been granted for the development of Sky Studios Elstree,
a TV and film studio expected to be open in 2022. This site was not recommended for high
level transport appraisal or for comparative assessment with other sites.
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3.9

3.10

3.11

3.12

3.13

Bore 02: Land north of Rowley Lane

The site is located north of Rowley Lane and east of Well End Road (plan 5309/301/C). The
existing use is agricultural. The site is in single ownership and is predominantly flat with a very
gentle incline from east to west. The site is well enclosed by existing vegetation from all
directions. The site is an optimal size for an 8fe school. The site was recommended for
transport appraisal.

The conclusions of the high -level transport appraisal was that there are some reservations on
the suitability of increased vehicle movements along the rural section of Rowley Lane and the
access onto the A1 from Holmshill Lane. A detailed review of the potential impact of school
related traffic along these roads will need to be undertaken and significant improvements to
the road layout will be required in order to provide a safe and suitable route, or alternatively,
measures to discourage school related travel along this route. There are also potential
capacity issues along Potters Lane for vehicles and cyclists, which is likely to be on a key
desire line from the northern side of Borehamwood. If the concerns identified above can be
mitigated to a suitable standard, then, in principle, the site may be suitable for provision of an
8FE Secondary school, subject to a full review of transport impact and safety as part of a full
Transport Assessment. Footways along residential roads to the west and south-west of the
site are generally considered suitable. However, new crossing facilities are likely to be
required. Bus accessibility to the site from Borehamwood and Elstree is reasonable, with bus
stops on Alexandra Road providing access to route B3. However, existing links to the wider
area would be from stops available on the B5378 Shenley Road and the A5135 Elstree Way
which are over 1km from the school site. Improved accessibility between the site and the local
bus stops should be considered as part of proposals. Overall, the site was ranked lowest (6/6)
in terms of access and highways suitability. It scored least well of all the sites in terms of
providing a safe and suitable vehicular access, its location and proximity to accessible
sustainable transport modes, and anticipated mitigation works.

A development principles plan (5309/322) has been prepared and is attached at Appendix 3.
This plan shows the disposition of the building zone, playing fields and the optimal point of
access for the site (based on highway conclusions). The most suitable point of access would
be from Well End Road, preferably towards the southern end so as to discourage the number
of vehicles travelling via Potters Lane, although a suitable distance from the Rowley Lane
junction should be allowed. The location of an access from Well End Road would likely impact
on an existing ditch, trees and hedgerows and would be directly opposite residential
driveways. Visibility in both directions along Well End Road may require removal of hedgerow
and trees, subject to further survey.

It is concluded that because of the highway concerns relating to the suitability of the
surrounding highway infrastructure for a school development, lack of nearby public transport
infrastructure and the limited potential for highway improvements, this site should not be
considered for an 8fe school unless another more sequentially preferable site cannot be
identified.

Bore 03: Land east of Green Street (Parcel A)

The site is located east of Green Street, Borehamwood (plan 5309/301/C) extending north-
east away from Green Street. The existing use is agricultural. The site is in single ownership
and is flat. The site is an optimal size for an 8fe secondary school. The site was recommended
for transport appraisal.
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3.14

3.15

3.16

3.17

3.18

3.19

3.20

The conclusions of the transport appraisal were that: in principle, it would appear that the road
network and potential for sustainable access to the site would be suitable for provision of an
8FE Secondary school, subject to a full review of transport impact and safety as part of a full
Transport Assessment. It is suggested that adequate pedestrian crossings are provided along
Green Street and at suitable locations within the residential area to the south-west, in order to
provide a safe and suitable route for pupils to access the school. The footway network along
residential roads to the south-west of the site is generally considered suitable. Bus services in
the vicinity of the site appear to be infrequent. Therefore, additional services may be required
to ensure that bus access to the site is feasible. Overall, the site was ranked 4/6 in terms of
access and highways suitability. Whilst it scored high on providing a safe and suitable
vehicular access, it scored less favourably in terms of its location and access by sustainable
forms of transportation.

A development principles plan (5309/332) has been prepared and is attached at Appendix 3.
The plan shows the disposition of the building zone, playing fields and the optimal point of
vehicular access to the site (based on transport appraisal conclusions). The tree line in the
centre of the site splitting the 2 land parcels could be retained although there would be poor
supervision and intervisibility between the school building and the playing fields.

It is concluded that that because poor intervisibility between the school building zone and the
playing fields and the comparatively undesirable location of the site in terms of its access by
sustainable forms of transport, this site should not be considered for an 8fe school unless
another more sequentially preferable site cannot be identified.

Bore 04: Land east of Green Street (Parcel B)

The site is located east of Green Street, Borehamwood (plan 5309/301/C) extending north-
west in parallel to Green Street. The existing use is agricultural, and the site is in 3
ownerships. The site is an optimal size for an 8fe secondary school. The site was
recommended for transport appraisal.

The conclusions of the high-level transport appraisal were that: in principle, it would appear
that the road network and potential for sustainable access to the site would be suitable for
provision of an 8FE Secondary school, subject to a full review of transport impact and safety
as part of a full Transport Assessment. It is suggested that adequate pedestrian crossings are
provided along Green Street and at suitable locations within the residential area to the south-
west, in order to provide a safe and suitable route for pupils to access the school. The
footway network along residential roads to the south-west of the site is generally considered
suitable. Bus services in the vicinity of the site appear to be infrequent. Therefore, additional
services may be required to ensure that bus access to the site is feasible. Overall, the site was
ranked 3/6 in terms of access and highways suitability. Whilst it scored high on providing a
safe and suitable vehicular access, it scored less favourably in terms of its location and
access by sustainable forms of transportation.

A development principles plan (5309/342) has been prepared and is attached at Appendix 3.
The plan shows the disposition of the building zone, playing fields and the optimal point of
vehicular access to the site (based on transport appraisal conclusions). The location of the
playing fields would require the removal of a significant tree belt in the centre of the site.

It is concluded that because of the need to remove mature vegetation on site and the
comparatively undesirable location of the site in terms of its access by sustainable forms of
transport, this site should not be considered for an 8fe school unless another more
sequentially preferable site cannot be identified.
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3.21

3.22

3.23

3.24

3.25

3.26

3.27

Bore 05: Land east of Green Street (Parcel C)

The site is located east of Green Street, Borehamwood (plan 5309/301/C) extending north-
east away from Green Street. The existing use is agricultural, and the site is in 3 ownerships.
The site was recommended for transport appraisal.

The conclusions of the transport appraisal were that: in principle, it would appear that the road
network and potential for sustainable access to the site would be suitable for provision of an
8FE Secondary school, subject to a full review of transport impact and safety as part of a full
Transport Assessment. It is suggested that adequate pedestrian crossings are provided along
Green Street and at suitable locations within the residential area to the south-west, in order to
provide a safe and suitable route for pupils to access the school. The footway network along
residential roads to the south-west of the site is generally considered suitable. Bus services in
the vicinity of the site appear to be infrequent. Therefore, additional services may be required
to ensure that bus access to the site is feasible. The site was ranked 5/6 in terms of access
and highways suitability. Whilst it scored high on providing a safe and suitable vehicular
access, it scored less favourably in terms of its location and access by sustainable forms of
transportation and issues with parking on Green Street.

A development principles plan (5309/352) has been prepared and is attached at Appendix 3.
The plan shows the disposition of the building zone, playing fields and the optimal point of
vehicular access to the site (based on transport appraisal conclusions). The playing fields
would be split into two parcels unless the tree line between them is removed. The tree lines
around the building zone boundaries to the playing fields could be retained although there
would be poor supervision and intervisibility between the school building and the playing
fields.

It is concluded that because of the need to remove mature vegetation on site, the poor
supervision and intervisibility between the building zone and the playing fields and the
relatively undesirable location of the site in terms of its access by sustainable forms of
transportation, this site should not be considered for an 8fe school unless another more
sequentially preferable site cannot be identified.

Bore 06: Land north of Allum Lane

The site is located north of Allum Lane, Borehamwood (plan 5309/301/C). The existing uses
are grassland and part of Radlett Park Golf Club which is identified as site HEL514 in the
HELAA 2019 Report. The site is in 2 ownerships. The site is an optimal size for an 8fe
secondary school.

The site is moderately sloped, inclining to the east meaning which would necessitate some
regrading. Site development may be exposed to long distance views in the wider landscape.
There is a significant area of large mature trees within the site that would require removal to
accommodate the development. Part of the site is in an area of archaeological importance
adding a further potential constraint. Whilst the site is in the HELLA as a potential housing site
it was found to be still in use as a golf course.

For the above reasons, the site was too heavily constrained and was not therefore
recommended for a transport appraisal or for comparative assessment with other sites.
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3.28

3.29

3.30

3.31

3.32

3.33

Bore 07: Land south of Allum Lane

The site is located south of Allum Lane, Borehamwood (plan 5309/301/C). The existing use is
agricultural pastureland. The site is in 3 ownerships. The site is an optimal size for an 8fe
secondary school.

Although the site is undulating with a gentle slope upwards towards the centre of the side and
downwards on either side to the east and west it is relatively enclosed, and the site is known
to be available. There are two potential points of access from The Rise or Allum Lane which
could potentially be utilised. The site was recommended for a transport appraisal.

The conclusions of the transport appraisal were that: in principle, it would appear that the road
network and potential for sustainable access to the site would be suitable for provision of an
8FE Secondary school, subject to a full review of transport impact and safety as part of a full
Transport Assessment. The current width of Allum Lane is considered sufficient for the
amount of traffic present as well as an additional access for a school. However, the access
location and associated impact on the B5378 Allum Lane would need to be carefully
considered in order to minimise the impact on the free flow of traffic along the road while also
providing a suitable access arrangement for the school site. It is suggested that adequate
pedestrian crossings are provided along Allum Lane and at suitable locations within the
residential area to the east, in order to provide a safe and suitable route for pupils to access
the school. The footway network along residential roads to the east and north-east of the site
is generally considered suitable. Bus accessibility to the site from Borehamwood and Elstree
is reasonable, with bus stops on the B5378 Allum Lane. Improved accessibility between the
site and the local bus stops should be considered as part of proposals. Overall, the site was
ranked 2/6 in terms of highways and access.

Two development principles plans (5309/372 and 5309/373) have been prepared and are
attached at Appendix 3.

Plan 5309/372 shows the retention of the possible housing allocation (hatched) with a school
building zone to the south accessed from The Rise and playing fields to the west of the site.
The location of the school would necessitate the diversion of a footpath along the tree line
boundary (as shown), locating the playing fields on significantly undulating land (particularly
the farthest western parcel) requiring significant re-grading and the use of The Rise which, at
this stage has been identified in the transport appraisal as a sub-optimal access solution.
Overall, the site area for the school would be slightly sub-optimal being 10.54ha which is just
below the 10.78ha requirement for an 8fe secondary school.

Plan 5309/373 shows the removal of the possible housing allocation with a school building
zone to the north accessed from Allum Lane and the playing fields to the south of the school
building zone. The location of the school would not necessarily require the diversion of the
footpath if a secure line through the playing field could be established with the use of fencing.
However, the footpath could be diverted if required along the tree line as shown on plan
5309/392. This site arrangement would not require the farthest western parcel of the site thus
reducing potential re-grading requirements. This option proposes the use of Allum Lane which
at this stage has been identified in the transport appraisal as the preferred access solution.
There may be a requirement for a landscape buffer to manage the relationship between the
building zone and adjoining residential dwellings on the eastern site boundary. Overall, the
site area for the school would be 12.58ha which is above the 10.78ha requirement for an 8fe
secondary school.

At this stage, given the constraints currently identified (including regrading) the preferred land
use option would be the development principles layout shown on plan 5309/373.
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3.34

3.35

3.36

3.37

3.38

3.39

The site it is concluded would be suitable for an 8fe secondary school subject to further
technical and environmental investigations.

Bore 08: Land south of A411 (Barnet Lane)

The site is located south of A411 (Barnet Lane), Borehamwood (plan 5309/301/C). The
existing use is agricultural. The site is in single ownership. The site is an optimal size for an
8fe secondary school. The site is an optimal size for an 8fe secondary school site. The site
lies part in the administrative borough of Hertsmere and part in the administrative borough of
Barnet. The site is almost entirely level. The site was recommended for a transport appraisal.

The conclusions of the transport appraisal were that: in principle, it would appear that the road
network and potential for sustainable access to the site would be suitable for provision of an
8FE Secondary school, subject to a full review of transport impact and safety as part of a full
Transport Assessment. Although the Highway Authority usually resists new accesses onto ‘A’
roads, the A411 Barnet Lane to the west of Furzehill Road appears to be a suitable location
for a school access to be established, provided an acceptable junction arrangement can be
achieved. There may be potential for park and stride arrangements from nearby car parks
associated with Morrisons and other commercial properties on Stirling Way, which would help
to discourage travel by car and avoid provision of parent drop off facilities on site. The local
footway and cycleway network appear to be generally good and suitable for school related
movements. However, upgraded crossing facilities will be required, particularly on the A411
Barnet Lane. It is recommended that measures to manage traffic speed would be required in
the vicinity of the school such as a reduction in speed limit to 30mph in the immediate vicinity
of the site. Bus accessibility to the site is considered good, with bus stops adjacent to the site
and within close proximity. Access between the site and the local bus stops should be
considered as part of the proposals. Overall, the site was ranked 1/6 (receiving the top
ranking) when compared with other sites.

A development principles plan (5309/382) has been prepared and is attached at Appendix 3.
The plan shows the disposition of the building zone, playing fields and the optimal point of
vehicular access to the site (based on transport appraisal conclusions). The highways
appraisal identified 2 potential points of access from Barnet Lane to the east and west of the
roundabout adjoining the site. The eastern point of access has been identified to allow for the
building zone to be located away from the area of potential high-risk surface water flooding at
the eastern part of the site. The playing fields may impact on a tree line running east west
through the site but depending on layout the tree line may be retained. Some vegetation along
the site frontage and scattered trees may require removal.

The site it is concluded would be suitable for an 8fe secondary school subject to further
technical and environmental investigations.

Site ranking
Eight potential secondary school sites were initially identified in Borehamwood:

= Bore 01: Land west of A1(M)

- Bore 02: Land north of Rowley Lane

- Bore 03: Land east of Green Street (parcel A)
- Bore 04: Land east of Green Street (parcel B)
- Bore 05: Land east of Green Street (parcel C)

« Bore 06: Land north of Allum Lane
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3.40

3.41

3.42

3.43

3.44

3.45

3.46

3.47

3.48

* Bore 07: Land south of Allum Lane

- Bore 08: Land south of A411(Barnet Lane)

Initial planning appraisals were completed on eight sites which concluded in two sites being
rejected: Bore 01 Land west of A1(M) and Bore 06 Land north of Allum Lane.

High level transport appraisals were undertaken on the remaining 6 sites.

= Bore 02: Land north of Rowley Lane

- Bore 03: Land east of Green Street (parcel A)
- Bore 04: Land east of Green Street (parcel B)
- Bore 05: Land east of Green Street (parcel C)
= Bore 07: Land south of Allum Lane

- Bore 08: Land south of A411(Barnet Lane)

None of the sites were found to be unsuitable, in transport terms for an 8fe secondary school
(subject to further analysis in a post COVID situation).

Development principles plans were then prepared for the 6 sites which demonstrated where
access could be taken (using the transport appraisals) and consequently where building zones
and playing fields might be located.

As a consequence of the transport concerns relating to the suitability of the surrounding
highway infrastructure for a school development, lack of nearby public transport infrastructure
and the limited potential for highway improvements, it was concluded that Bore 02 Land north
of Rowley Lane should not be considered for an 8fe school unless another more sequentially
preferable site cannot be identified.

As a consequence of poor intervisibility and supervision between the school building zone and
the playing fields and the comparatively undesirable location of the site in terms of its access
by sustainable forms of transport, it was concluded that Bore 03 Land east of Green Street
(parcel A) should not be considered for an 8fe school unless another more sequentially
preferable site cannot be identified.

As a consequence of the need to remove mature vegetation on site and the comparatively
undesirable location of the site in terms of its access by sustainable forms of transport, it was
concluded that Bore 04 Land east of Green Street (parcel B) should not be considered for an
8fe school unless another more sequentially preferable site cannot be identified.

As a consequence of the need to remove mature vegetation on site, the poor supervision and
intervisibility between the building zone and the playing fields and the relatively undesirable
location of the site in terms of its access by sustainable forms of transport, it was concluded
that Bore 05 Land east of Green Street (parcel C) should not be considered for an 8fe school
unless another more sequentially preferable site cannot be identified.

This leaves Bore 07 Land south of Allum Lane and Bore 08 Land south of London Road for
further consideration. The high-level transport ranking appraisal at Appendix 5 ranks Bore 7 as
second preferred and Bore 8 as first preferred. Further technical and environmental
investigations are required to determine which of these sites is more sequentially suitable for
development prior to a final recommendation.

Town Planning Consultancy Services | RG/5309|September 2020
Vincent and Gorbing Limited | T: 01438 316331 | E: planners@vincent-gorbing.co.uk | vincent-gorbing.co.uk Page | 15



4.0 SUMMARY AND CONCLUSION

4.1

42

4.3

44

4.5

4.6

A site search of the urban areas of Borehamwood resulted in no suitable or available sites
being identified within the urban area. Consequently, the site search extended to the non-
urban area searching for sites that adjoin the urban area.

Initially eight sites were identified. Planning appraisals were completed comprising a site visit,
photographic appraisal, site appraisal and the completion of a proforma using the common
template. Completion of the planning appraisals resulted in 6 sites being identified as suitable
for further investigation.

A high-level transport appraisal was completed for Bore sites 02,03,04,05,07 and 08 which
concluded that Bore 02, Bore 03, Bore 04 and Bore 05 were considered sub-optimal in
transport terms. The high-level transport ranking appraisal ranked Bore 07 Land south of
Allum Lane in second position and Bore 08 Land south of London Road in first position.

Development principles plans were prepared for each of the 6 sites. In addition to the sub-
optimal transport status above Bore 03 and Bore 05 would have poor intervisibility and
supervision between the school building zone and the playing fields and development of Bore
04 would necessitate the removal of mature vegetation on site as well as there being poor
intervisibility and supervision between the building zone and the playing fields.

Consequently Bore 07 and Bore 08 remain for further investigation. Further comparative
investigations would enable a more rigorous decision to be taken on which of these sites is
more sequentially preferable to be allocated as an 8fe secondary school site.

Although further technical and environmental investigations would provide a more informed
analysis of the site constraints for Bore 07 and Bore 08, it is ultimately a matter for the local
planning authority to determine which site may be allocated for secondary education use, by
resolving competing interests and liaising with all stakeholders (including HCC) to ensure the
infrastructure needs of the district are fully met in the local plan.
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South-west Hertfordshire Borehamwood Secondary School Site Search report
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Rickmansworth

20.0 Rickmansworth

School School Name Places Available Actuals Forecast

Code 2020-21 2017-18 | 2018-19 | 2019-20 | 2020-21 | 2021-22 | 2022-23 | 2023-24 [ 2024-25 | 2025-26 | 2026-27 | 2027-28 | 2028-29 [ 2029-30
4007 | The Reach Free School 120 113 120 118

4025 Croxley Danes School 180 120 179 178

5400 |Rickmansworth School 226 196 228 225

5418 |SaintJoan of Arc Catholic School 210 212 223 223

5421 |St Clement Danes School 240 240 240 238

Total Year 7 Pupil Demand

Total Year 7 Places Available

990

981
976

1012
976

1006

976 976 976 976 976 976 976 976

Surplus or Shortage of Year 7 Places (No.) 57
Surplus or Shortage of Year 7 Places (%) 5.8%
Surplus or Shortage of Year 7 Places (FE) 0.2 -0.2 -1.6 -1.2 -1.0 -0.5 -0.1 0.1 1.9

Rickmansworth is included for information. Following the opening of two new schools in this area, The Reach Free School and
Croxley Danes School, there is a closer match between supply and demand.

Borehamwood

16.0 Borehamwood

School School Name Places Available Actuals Forecast
Code 2020-21 2017-18  2018-19 = 2019-20 | 2020-21 | 2021-22 | 2022-23 | 2023-24 | 2024-25 | 2025-26 | 2026-27 | 2027-28 | 2028-29 | 2029-30
4001 |Hertswood Academy 270 242 234 222
4802 |Yavneh College 150 150 151 180
Total Year 7 Pupil Demand 392 385 402 394 396 414 423 413 437 440 465 451 454
Total Year 7 Places Available 420 420 420 420 420 420 420 420 420 420 420
Surplus or Shortage of Year 7 Places (No.)

Surplus or Shortage of Year 7 Places (%)
Surplus or Shortage of Year 7 Places (FE)

-34
M
0.9 -1.1

-0.1 -0.6 -0.7 -1.5 -1.0




South-west Hertfordshire Borehamwood Secondary School Site Search report
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SOUTH-WEST HERTFORDSHIRE SECONDARY SCHOOL SITE SEARCH: SHORTLISTED POTENTIAL SCHOOL SITE

SOUTH -WEST HERTFORDSHIRE SECONDARY SCHOOL SITE SEARCH:
SHORTLISTED POTENTIAL SCHOOL SITE

SITE DETAILS

Site Reference and
address

Borehamwood Site: BOREO1

Land west of A1(M), Borehamwood
Site identification plan: [5309/310]
Aerial photograph: [5309/311]

Site area

11.12 ha

Existing use/occupiers

The site was historically used as a private sports ground for cricket and
tennis and is currently partly in use as a car/lorry park

Land ownership

LEGAL AND GENERAL ASSURANCE SOCIETY LIMITED (Co. Regn.
No. 166055) of Temple Court, 11 Queen Victoria Street, London EC4N
4JP.

Site availability

Unlikely to be available. Planning application has been granted
permission for the development of Sky Studios Elstree, a state-of-the-art
TV and film studio. The development is expected to be open in 2022.

Brownfield Land
Register

No.

Planning history

An outline planning application for a Centre for Sporting Excellence was
submitted in October 2014 (ref. 14/1735/0OUT). The scheme was not
implemented and has subsequently expired.

20/0315/FULEI | Development of film/production studios (Use Class
B1b) and ancillary floorspace, new access arrangements, car parking,
landscaping, infrastructure and associated works. | Land East Of
Rowley Lane Borehamwood Hertfordshire — Granted.

Buildings

There are existing single storey containers and structures scattered
throughout the site.

Adjoining uses

North: To the north of the site are agricultural fields.

East: The site is bounded to the east by the A1(M), beyond which
is agricultural land and a golf course.

South: An area of woodland abuts the site to the south, beyond this
is a large Holiday Inn hotel.

West: The site is bounded to the west by Rowley Lane. There are
buildings of various uses fronting onto Rowley Lane
including residential flats, office space and a BP petrol
station and convenience shop.

Topography

The site is almost entirely level.

Water courses

The Mimmshall Brook runs through the site.




SOUTH-WEST HERTFORDSHIRE SECONDARY SCHOOL SITE SEARCH: SHORTLISTED POTENTIAL SCHOOL SITE

Vegetation

There is a mature hedgerow/tree belt between the site and Rowley Lane
and the A1(M). Within the site vegetation is predominantly limited to the
eastern half of the sire where there are further hedgerows.

ACCESSIBILITY

Vehicular access

Rowley Lane (Principal A road) runs along the site to the west and
connects to the A1 via Elstree Road further to the south. Vehicular
access to the site is via Rowley Lane.

Cycle access

Rowley Land and Elstree Way have dedicated cycle lanes.

Pedestrian access

There is a pedestrian footpath opposite the site on the western side of
Rowley Lane.

Public transport

The closest rail station to the site is Elstree and Borehamwood Station,
situated to the west of the site. This station lies approximately 2.4km
(30min walking distance or 9min cycle distance) from the centre of the
site.

A total of five bus stops are situated in close proximity to the application
site. The closest bus stop to the site (Borehamwood, Rowley Lane,
southbound) lies approximately 0.16km (3min walking distance) to the
south of the site. This stop is served by bus routes 398 (Potters Bar —
Borehamwood). Bus route 107 (Edgeware — New Barnet) can be
accessed via bus stops on Elstree Way.

High level transport
appraisal

A high-level transport appraisal is not recommended.

ENVIRONMENTAL IMPACT

Landscape and visual
impact

The site is well screened from all directions due to intervening
vegetation and the level nature of the land. There will be private views of
the site from the west due to the high scale of the adjacent buildings.

Impact on residential
amenities:

None likely.

Ecology:

Ecological value is likely limited to the watercourse within the site and
the hedgerows and trees. AN ecological appraisal submitted with the
pending planning application found that bats are utilising the mature
trees and the existing buildings on site.

Noise sources

Rowley Lane and the A1(M) are both adjacent to the site and represent
significant noise sources. There is also a depot to the west of the site.

Flood risk

Much of the site is within Flood Zone 1. However, areas to the south
and west of the site are within Flood Zone 3, reflecting the route of the
Mimmshall Brook.

Surface water flooding

Most the of the site is at very low risk. However, there are areas of low-
high risk across the site, predominantly to the south and west.

Groundwater source
protection area

None.




SOUTH-WEST HERTFORDSHIRE SECONDARY SCHOOL SITE SEARCH: SHORTLISTED POTENTIAL SCHOOL SITE

Air quality Adjacent to Rowley Lane, A1(M) and petrol station.

Minerals Sand and Gravel Belt

Agricultural land quality | 3a/3b

Rights of way There are no public rights of way through the site. Elstree and
Borehamwood Footpath 019 is just west of the site.

EXISTING PLANNING AND DESIGNATION CONSTRAINTS

Existing and emerging To the north of the site is Green Belt land, however the site itself has
local plan site specific been removed from the Green Belt and is now identified as
designations ‘Safeguarded Land for Employment Development’ under Policy SADM9

Identified as site HEL206 in HELAA 2019 Report. (Not formal allocation)

Heritage assets: None.
archaeology

Designated heritage None.
assets

Designated rural areas None.

International, National None.
and locally designated
sites of importance for
biodiversity and habitat
sites

SITE EVALUATION

Positive site attributes:
1. The site is of optimal / sufficient size for 8fe
The site is in single ownership.
The site is flat and re-grading would be minimal.
Vehicular access could be achieved from Rowley Lane with suitable mitigation/improvements.
Pedestrian/cycle access Rowley Lane with suitable mitigation/improvements.
The site lies adjacent/within 400m walking distance of bus stops and bus routes.
Site development would not be exposed to long distance views in the wider landscape.

© N o Ok owbd

The site has relatively small areas of vegetation that would require removal to accommodate a
secondary school.

9. The site lies adjacent to the urban area of Borehamwood

10. There would be no impacts on preserved trees.

11.There would be minor ecological impact [subject to further investigations].
12.The site lies outside the Green Belt.

13.The site lies outside an AQMA.

14.The site is not in an Area of Archaeological Importance.
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