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1.1

1.2

1.3

INTRODUCTION

This Statement of Common Ground (SoCG) has been prepared by Savills on behalf of LVW
Brixton Hill Ltd (“the Appellant”).

It has been prepared in conjunction with St. Albans City and District Council (“the LPA/the
Council”). It relates to a Planning Appeal made pursuant to Section 78 of the Town and
Country Planning Act 1990, in connection with ‘Land at Ragged Hall Lane’ (the Appeal Site).
An outline planning application (LPA Ref. 5/2023/1300) for up to 53 residential units (the
appeal scheme/ proposals) was submitted in June 2023 to redevelop the Appeal Site. This
was validated on the 12" of July 2023. The 13 week expiry period ended on the 30" of
September 2023. Notice of the intention to appeal for non-determination was submitted to the

Planning Inspectorate and the Council on 2" of October 2023.

The application was reported to the Council’s planning committee on 27" November 2023.
The Officers set out in their committee report that they would have recommended refusal had
the appeal not been lodged. Members agreed with the officer recommended and resolved

that they would have refused the planning application for the following reasons:

The site is within the Metropolitan Green Belt and the proposed development represents
inappropriate development within the Green Belt, as set out in the National Planning Policy
Framework 2021. In addition to the in-principle harm to the Green Belt by reason of
inappropriateness, other harm is identified as a result of the proposed development in terms
of: its detrimental impact on the openness of the Green Belt, harm to Green Belt purposes
and harm to landscape character and appearance. Harm is also identified in relation to the
inefficient use of Green Belt Land. The benefits of the proposed development comprise the
provision of up to 53 dwellings (52 net) , including 35% affordable housing which could
contribute significantly towards meeting an identified housing need in the District, and the
provision of public open space and delivery of 10% biodiversity net gain (through on-site and
off-site provision). The potential harm to the Green Belt by reason of inappropriateness, and
any other harm resulting from the proposal, is not clearly outweighed by other considerations;
and as a result the very special circumstances required to allow for approval of inappropriate
development in the Green Belt do not exist in this case. The proposal is therefore contrary to
Policies 1 and 74 of the St Albans District Local Plan Review 1994 and the National Planning
Policy Framework 2023.

In the absence of a completed and signed S106 legal agreement or other suitable mechanism
to secure: additional health services provision; education provision in the form of new primary
school, secondary school, and childcare provision; Special Educational Needs and Disabilities

provision; library service provision; youth service provision; waste service provision;
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affordable housing provision; play space provision; biodiversity net gain; and sustainable
transport improvements and a travel plan; the development fails to adequately mitigate its
effect upon local services and infrastructure and secure the identified 'very special
circumstances'. The proposal is therefore contrary to Policies 1 (Metropolitan Green Belt) and
143B (Implementation) of the St. Albans District Local Plan Review 1994 and the National
Planning Policy Framework 2023.

1.4 The purpose of this SoCG is to identify the areas where the principal parties (the Appellant
and the LPA) are in agreement and to minimise any issues in dispute. This will allow the

Appeal to focus on the most pertinent issues.
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2.1

2.2

2.3

SITE LOCATION AND DESCRIPTION

The Appeal Site measures 2.1 hectares in total and comprises an irregular parcel of land,
located off of Ragged Hall Lane within the precinct of St. Alban’s City District Council
(SACDC). The Appeal Site will be accessed following demolition of 52 Ragged Hall Lane.

The Appeal Site comprises grassland, previously in agricultural use, and is dissected by a
Public Right of Way (010), which crosses the southwest part of the Appeal Site. There are no
statutory listed buildings on site and it is not in a conservation area.

In terms of nearby heritage assets, there are two Grade Il listed buildings in fairly close
proximity of the Appeal Site, comprising no. 33 Ragged Hall Lane, and the Old Cuckmans,
located approximately 70m south, and 200m southwest of the Appeal Site respectively
(Please see Figure 7 of this Statement for a map). The southernmost boundary of the St.
Albans Conservation Area is located approximately 1km north-east of the Site. A map
showing the red line boundary of the Site in relation to the St. Albans Conservation Area —

overlaid — is included below at Figure 1.

Figure 1: Appeal Site and St Albans Conservation Area (Source: Google Maps & St Albans

Conservation Area Character Statement)
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2.4

2.5

2.6

2.7

2.8

Ragged Hall Lane comprises a ribbon development that has intensified since the 1960s.
Properties on Ragged Hall Lane are generally large plots with buildings set back from the
road with vehicular crossovers and front drives. There are examples of more recent individual
plot developments along Ragged Hall Lane that have taken a more modern approach to

design.

While the architectural language and plot sizes along Ragged Hall Lane vary widely, the
overarching character is modern suburban-type housing. It is not considered that the property
which would be demolished possesses any architectural or historic merit. An indicative outline

of number 52 Ragged Hall Lane is shown below at Figure 2.

Figure 2: 52 Ragged Hall Lane

In terms of heights, properties along Ragged Hall Lane are predominantly 2-storeys, some
with accommodation in the roof. There are some single-storey bungalows which are for the

most part concentrated to the southern side of the road.

Looking to the north of the Site, Westfields Farm is located immediately north and east of the
Appeal Site boundary and is partially screened by mature trees to the north-east. The farm’s
access road bounds the Site to the eastern edge. Further north of the Appeal site is the A414
To the west of the Site is undeveloped land that comprises areas of vegetation, trees, and

shrubbery.

Within the vicinity of the Appeal Site there is in general good quality lit footways together with
wide grass verges are present on either side of Ragged Hall Lane. These adjoin to the wider
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