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1.0  INTRODUCTION 
1.1 Vincent and Gorbing have been commissioned by Hertfordshire County Council (HCC), to 

assess the potential of land at Back Lane Stevenage to accommodate a 6-8 form entry 
secondary school to provide for education need arising from existing residential development 
in Stevenage, proposed housing allocations in the Stevenage Borough Plan and proposed 
housing allocations in the North Herts District Plan.  

1.2 This preliminary site assessment report has been prepared to inform the statement being 
prepared by Hertfordshire County Council in respect of Matter 6 Deliverability in respect of the 
emerging North Herts Local Plan which is the subject of an Examination in Public in November 
2017.  

1.3 Section two of this report describes and assesses the site with reference to the technical 
studies commissioned to inform the deliverability of the site and other relevant evidence. 

1.4 Section three sets out the potential site allocation and considers site constraints which have 
informed a development principles layout showing the broad disposition of land uses for a 6-
8FE secondary school including potential access arrangements.  

1.5 Section four comprises the summary and recommendation. 
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2.0   SITE ASSESSMENT 
SITE LOCATION 

2.1  The site is located on the northern edge of Stevenage (Plan 5139/150). The site area is 
currently indicated as 21.85ha (53.99.ac) (plan 5139/151). 

2.2 The majority of the site area falls within the administrative area of North Hertfordshire District 
Council. A small part of the site (a parcel adjoining the southern boundary) falls within the 
administrative area of Stevenage Borough Council. 

LAND OWNERSHIP 

2.3 The site is owned by the current owners of Chesfield Park. The site is located in the southern 
part of the owner’s estate with the house and immediate surrounds of the house being located 
to the north.    

2.4 The landowner has entered into discussions with Hertfordshire County Council about the 
possibility of releasing the site for a potential secondary school. The landowner has identified 
the area of land that they would be willing to consider for a potential secondary school use.  

2.5 The landowner regards the availability of this site as being contingent upon a wider 
development including aspiration housing and care home on land adjoining the site. The site 
area is shown on plan 5139/151.  

2.6 It is hoped that the landowner would be willing to enter an agreement to sell the site to the 
County Council for educational use. If sale by agreement could not be achieved the County 
Council would need to consider, as a last resort, the exercise of Compulsory Purchase powers 
on the basis that it is necessary in the public interest that the site be acquired for the provision 
of education.   

2.7 The landowner invited interested parties to attend a site visit on 26 September 2017. The site 
visit was attended by the landowner, officers from North Hertfordshire District Council, 
Stevenage Borough Council, a representative from Vincent and Gorbing and representatives 
from the landowners’ agents. 

SITE DEFINITION 

2.8 The site is bounded (plan 5139/151) to the:  

• North by Chesfield Park and Back Lane 
• East by residential development and a green access corridor accommodating overhead 

power cables 
• South by woodland and residential development beyond 
• West by agricultural land 

CURRENT SITE USES 

2.9 A site visit and photographic appraisal (plans 5139/156-157) was conducted by Vincent and 
Gorbing (27.03.17).  The site is open grassland which has some sheep grazing.  
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LANDFORM 

2.10 A topographical survey has not been undertaken but a landform plan (5139/154) has been 
prepared using LIDAR data (kindly supplied by the landowner). The plan shows that the site is 
not flat. The land falls from the north-eastern corner of the site to the south west and from the 
south-eastern corner of the site to the east. This is also replicated on plan 5139/153. 

VEGETATION 

2.11 The eastern boundary to the residential development has a mature tree belt of between 13-
60m in depth. Where the site is crossed by overhead power cables the vegetation in less 
mature and comprises an understorey of self-seeded vegetation.  

2.12 There are other tree groups on the site which serve to obscure views into the longer distance 
as shown on plan 5139/154 and accompanying photographic appraisal.  

2.13 A tree survey has not been undertaken to determine the quality or condition of the trees on the 
site.  

PLANNING HISTORY 

2.14 There is no record of any recent planning consents for development on the site itself. 

PLANNING POLICIES 

2.15 Local plan policies are set out on plan 5139/158. This plan shows that the site is currently 
located in the Green Belt. There are no other site specific designations.  

2.16 Stevenage Borough Council housing allocation (HO3) is located to the south west of the site. 
North Hertfordshire proposed housing allocation (NS1) is located to the west of the site and 
North Hertfordshire proposed housing allocations (GA1 and GA2) are located to the north east 
of the site.  

2.17 Within the urban area the access corridor to the east of the site accommodating overhead 
power lines is a designated green link. 

GREEN BELT REVIEW 

2.18 North Hertfordshire District Council conducted a Green Belt Review (July 2016) which is listed 
in the local plan evidence base. The site is located within parcel 15 (Jacks Hill) which is a 
large and significant parcel of land which extends from the northern extents of Stevenage 
almost to the southern extents of Letchworth.  

2.19 Within this large parcel the site falls within smaller parcel 15c which abuts the northern 
settlement edge of Stevenage. It is described as playing a significant role in preventing the 
expansion of Stevenage northwards, playing a significant role in separating 
Stevenage/Letchworth/Baldock and protecting the countryside in the gap between 
Letchworth/Baldock and Stevenage. It provides the context for Graveley village and parkland 
landscape of Chesfield Park. It has visual links with the northern settlement edge of 
Stevenage and links into the Green Belt within Stevenage Borough. It is concluded that it is an 
important part of the gap separating Stevenage, Hitchin and Letchworth.  

2.20 Further consideration of Green Belt impacts is set out in section 3 of this report. 
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LANDSCAPE SENSITIVITY AND VISUAL IMPACT 

2.21 North Hertfordshire District Council commissioned a Landscape Sensitivity Study (February 
2016) from Lane Use which in the local plan evidence base. The site is located within 
landscape character area Baldock Gap 219. The site is not located in any areas of nature 
conservation importance such as a: site of special scientific interest, local nature reserve, 
district wildlife site, ancient and semi natural woodland or ancient replacement woodland. It is 
defined in the park, garden, recreation cultural heritage assessment.  

2.22 The site is located away from Chesfield Park House. The viewpoints plan (5139/155) indicates 
that the site is not visible from the House due to the enclosure of the house by trees. The site 
is also well enclosed along its southern boundary to the Conservation Area by a significant 
tree belt. Views of Manor House and the Lodge are visible. Further viewpoints need to be 
undertaken.  

2.23 A landscape and visual impact assessment would need to be completed as part of any 
planning application. 

HERITAGE ASSETS 

2.24 In the course of preparing new local plans two studies have been completed by Stevenage 
Borough Council and North Hertfordshire District Council. Both of these refer to the wider area 
within which the site is located and make reference to the site and its context. The relevant 
matters are considered in the two sections to follow and reference is made to Chesfield Park.  

2.25 The Heritage assessment of North Stevenage (NS1) was completed by Amec Foster Wheeler 
on behalf of North Hertfordshire District Council in June 2016. The report is submitted in the 
evidence base for the emerging local plan. The report confirms that Chesfield Park is an 
unregistered park and garden. The house dates from the 17th century. The Park is an open 
landscape with belts of trees at the margins, clumps and single specimen trees. The house 
itself has a belt of trees sheltering it to the north and south west with a walled garden to the 
north east.  

2.26 The report identifies the nearest listed buildings as being in Graveley and Chesfield Church. 
Two archaeological areas of significance at Graveley and Chesfield Church are also noted in 
the report. The school site, however, would be some distance from either of these areas 
containing significant heritage assets.  The school site is not situated in an area of 
archaeological significance. 

2.27 The Heritage assessment completed by Stevenage Borough Council (November 2015) 
identifies the impact of the potential housing allocation of Land to the north of Stevenage on 
the Conservation Area within which part of the site is situated. The report identifies that the 
Conservation Area was extended northwards in 2007 and Plan 5135/158 shows the exact 
location of the boundary.  The school site however would not lie within the Conservation Area 
and the built form could be contained by the tree belt in the southern corner of the site. 
Consideration would need to be given to retaining the openness of the south-western parcel of 
the site to ensure that impacts on the Conservation Area could be minimised. It is considered 
that with additional mitigation in the form of landscaping the wider landscape effects on the 
Conservation Area could be mitigated.  

2.28 This initial heritage assessment demonstrates that existing heritage assets are mostly (other 
than the northern boundary of the Conservation Area) located some distance from the school 
site. It would appear unlikely therefore that there would be any significant adverse impacts.  
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2.29 A heritage impact assessment (archaeological and non-archaeological) would need to be 
submitted with any planning application and mitigation proposed in respect of any 
unacceptable impacts. 

RIGHTS OF WAY 

2.30 There are no rights of way traversing the site.  

ECOLOGY 

2.31 The site comprises gazed grassland with parkland/scattered trees. It is possible that some of 
the trees could have bat roosting potential and this would need to be confirmed if any were to 
be removed. An ecological assessment has not yet been undertaken and this would confirm 
the presence of any important habitats and protected species. It would also identify any 
potential development constraints. This would be required to support any planning application. 

TRANSPORT 

2.32 Establishing access to the site (both vehicular and pedestrian) and its location in relation to 
the potential catchment of the school, is a critical to establishing the suitability (and hence 
deliverability) of the site for educational use.  

2.33 Phil Jones Associates were appointed to prepare transport advice and a technical note was 
produced (20 March 2017) which is attached at Appendix A. This report was supplied to North 
Herts District Council and Stevenage Borough Council in March 2017. A full transport 
assessment would be required to support any planning application. 

Demand in the locality 

2.34 The site is well located to meet identified secondary demand in the local area.  There is 
currently 7 forms of entry (f.e) of pupils who would live nearer this school than any other as the 
crow flies.  This does not account for additional pupil yield from proposed residential 
development which would increase demand by around a further 5fe.The combined secondary 
aged population of around 12fe living in this defined area is well in excess of the 8fe school 
provision sought.    

2.35 The note advises that 68%of secondary aged population would live within a 1km walking 
distance of the site and 82% would live within a 1.5km distance. A high quality 
pedestrian/cycle route would need to be provided between site allocations NS1/H03 and the 
proposed school site. There are good quality pedestrian/cycle connections east from the site 
towards the residential areas north of Great Ashby Way. There would need to be a controlled 
pedestrian crossing facility at the Orwell Road/Great Ashby Way junction.  

Vehicular access 

2.36 The principal access to the site would be via a new road through the western section of the 
Great Ashby linear park which is currently undeveloped to accommodate overhead power 
lines. The technical note indicates that there are several options for the school access 
connecting to adjoining roads but all works would be within HCC control. The access would 
require the relocation or redesign of the drainage features within the linear park. It is also 
noted that the road would run beneath high voltage power lines and close to an existing mast. 
Further advice in this respect will need to be sought. 
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2.37 It is noted that the planning permission for the school site at Great Ashby proposed exactly the 
same arrangements and it is therefore considered unlikely that the presence of the power 
lines would be an impediment to the access. 

Traffic impact 

2.38 The note sets out the potential traffic impacts arising from the development and concludes that 
the Great Ashby Way/ Orwell Road priority junction would be at capacity as a consequence of 
the cumulative impact of the site allocations and proposed school. This could be mitigated 
through the conversion of this junction into a three-arm roundabout which is deliverable in 
highway land. The Great Ashby Way/Bray Drive/ Wansbeck Road roundabout would be at 
capacity with the construction of sites GA1, GA2 and the proposed school site. This could be 
mitigated through an enlargement of the existing roundabout which could be delivered on land 
within the linear park controlled by HCC.  

Bus transport 

2.39 The nearest bus routes to the site run along Great Ashby Way around 400m from the 
proposed site although the distance to the nearest bus stop is around 650m. Bus service 
improvements could be sought but since the majority of the catchment is situated within 1km 
of the site access so a commercial bus service is not considered essential.   

GEO-ENVIRONMENTAL INVESTIGATIONS 

2.40 No ground conditions investigations have been carried out as yet. This would be required as 
part of any planning application and would be required to support the preparation of a surface 
water drainage strategy for the proposals. 

FLOOD RISK 

2.41 Plan 5139/159 shows that the site does not lie within Flood zone 2 or Flood Zone 3. A flood 
risk assessment would be required as part of any planning application and a surface water 
and foul water drainage strategy would be required in accordance with planning policy and 
guidance.  

SERVICES 

2.42 A Services investigation report has not been prepared but would be needed as part of any 
planning application. The services report will need to look specifically at the matter of the 
overhead power lines.  

2.43 Existing connections close to the site may need to be retained, upgraded, or relocated to 
serve the proposed development. 
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3.0    SITE ALLOCATION 
SITE SUITABILITY SUMMARY 

3.1 The assessment in section two has identified that the site has a number of advantages.  

The site: 

• Is not located in a Conservation Area  
• Does not contain any listed buildings 
• Is not located in any areas of archaeological significance 
• Is not located in a wildlife area, area of special scientific interest, local nature reserve, 

district wildlife site, ancient and semi natural woodland or ancient replacement woodland 
• Is not in an area of flood risk 
• Benefits from tree belts to the east which separate the parkland from existing residential 

development 
• Benefits from tree belts to the south which enclose the southern part of the site 
• Could be served by an access from the existing Green Linear park to the east 
• Will serve an area of demand comprising the existing community (7fe) and pupil yield from  

proposed new residential development (around 5fe)   
• 68% of pupils would live within 1km walking distance and 82% would live within a 1.5km 

distance.  
• Has potential connections to good quality pedestrian/cycle connections east from the site 

towards the residential areas north of Great Ashby Way.  

3.2 The site assessment in section two has identified that the site has a number of disadvantages.  

The site: 

• Adjoins a Conservation area 
• Does perform Green Belt functions playing a significant role in; preventing the expansion of 

Stevenage northwards; in separating Stevenage, Letchworth, Baldock; and in protecting 
the countryside in the gap between Letchworth/Baldock and Stevenage.  

• Provides the context for Graveley village and parkland landscape of Chesfield Park,  
• Has visual links with the northern settlement edge of Stevenage and links into the Green 

Belt within Stevenage Borough  
• Is considered an important part of the gap separating Stevenage, Hitchin and Letchworth 
• Contains mature trees which are part of the parkland setting for Chesfield Park  

3.3 Any planning application scheme proposals would need to include: 

• Provision of a high quality pedestrian/cycle route between site allocations NS1/H03 and the 
proposed school site. 

• Junction improvements to manage additional traffic movements in the existing residential 
area 

• Landscape and visual impact mitigation to minimised impact on the wider landscape 
• Disposition of uses to ensure the risk of further encroachment into the Green Belt is 

minimised 
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• Habitat loss is minimised 
• Strategies are in place for translocation of any protected species 
 
SITE SIZE REQUIREMENTS 

3.4 Following on from the constraints analysis above a plan has been prepared which shows how 
a 6-8FE school could be accommodated on the site. The County Council and the ESFA is 
committed to the use of BB103 as this provides best practice for education provision and as 
such provides the basis for site selection this being a reasonable and appropriate approach. 

3.1 The County Council’s site area requirements are based on the upper end of the Government’s 
BB103 Site Standards to ensure sufficient site is available to allow for any abnormals and site 
specific topography characteristics.   

3.2 For a 6-8fe secondary school the County Council would seek a site area of 12ha and this has 
been used as the basis of the site search and used elsewhere across the county, and tested 
through the town planning process.   

3.3 The Back Lane site is currently identified as being 21.85ha which is well in excess of the 12ha 
minimum. However due to the landform constraints and requirement to retain tree belts and 
potentially groups of or individual trees it is possible that the site area will need to extend 
beyond 12ha.  It remains prudent to consider retaining the whole site for educational use until 
further feasibility work at the planning application stage establishes how much of the site is 
required. 

DEVELOPMENT PRINCIPLES 

3.4 Plan 5139/160 shows how the land uses for a school could be accommodated on the site. The 
potential access route is located in accordance with the Phil Jones Technical Note advice. As 
such this determines broadly where the school building zone might be accommodated.  

3.5 The building zone would include car parking, potential drop off zone, soft and hard play areas, 
and buildings. It shows that some vegetation removal would be necessary to accommodate 
the 4ha area. The vegetation that would be removed in the linear park corridor is mostly self –
seeded (see photographic appraisal). There may be a requirement to remove more significant 
trees but this would be dependent on detailed design. The building zone would then abut the 
urban area. 

3.6 However, the extent of the building zone, the extent of vegetation removal would all be subject 
to detailed feasibility at the planning application stage informed by heritage impact on the 
adjoining conservation area, the quality and condition of specific trees and tree groups, wider 
visual landscape impact, the extent of car parking requirements and building form.  

3.7 A playing field zone is shown extending to the north-east of the building zone. Principally this 
is currently located as such to avoid extension into the area of open countryside adjoining the 
site to the south and it would enable the current Green Corridor to remain uninterrupted. If 
through landscape and visual impact assessment, it was found to be preferable to extend 
playing fields to the south-west of the building zone then this area could be used. The 
retention of trees and tree groups could also inform the location of playing fields too. Some 
may be located as shown and some in the area as shown if detailed feasibility proved that this 
reduced overall impact on the parkland setting.  
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3.8 In conclusion, therefore, this is a preliminary development principles plan for the purposes of 
considering a site allocation. It is not a planning application proposal. Further feasibility needs 
to be undertaken at the detailed planning application stage to prove the impacts are 
acceptable.  

3.9 It is considered that the site is suitable for educational use subject to the further feasibility 
work required to support a detailed planning application. 

DELIVERABILITY 

3.10 For the site to be deliverable to the public purse it needs to remain in the Green Belt but 
allocated as a reserve school site to be brought forward during the plan period at the 
appropriate point. Discussions around housing phasing and education provision will confirm in 
which part of the plan period the site is required.  

3.11 The landowner has entered into discussions with Hertfordshire County Council in respect of 
this site. The County Council would wish to continue those discussions with the landowner 
once the site has been allocated for educational use. 

ALLOCATION 

3.12 The site should be allocated as a Main Modification to the Local Plan to ensure that the 
secondary education needs arising from existing and proposed development north of 
Stevenage can be met through the local plan.  
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4.0   SUMMARY AND RECOMMENDATION 
4.1 The site is located on the northern edge of Stevenage and is owned by the current owners of 

Chesfield Park who have entered into discussions with Hertfordshire County Council about the 
possibility of releasing the site for educational purposes (meeting the forecast need for 
secondary education places arising from existing and proposed development in the plan 
period). 

4.2 The site is currently within the Green Belt and is used for grazing purposes. It is enclosed by 
substantial tree belts on the eastern and southern boundaries and its parkland character is 
marked by groups of trees. The site is not flat and slopes to the south-west. It is not located in 
a conservation area, has no listed buildings, is not a registered park or garden, is not located 
in any areas of archaeological significance, is not located in a wildlife area, area of special 
scientific interest, local nature reserve, district wildlife site, ancient and semi natural woodland 
or ancient replacement woodland. The site Is not in an area of flood risk. 

4.3 The site does perform Green Belt functions protecting the countryside and preventing 
settlements from merging. It does provide the context for Graveley village and parkland 
landscape of Chesfield Park, has visual links with the northern settlement edge of Stevenage 
and links into the Green Belt within Stevenage Borough. It adjoins the Conservation Area to 
the south. 

4.4 A technical assessment has been completed which shows that the site could be accessed 
through the Green Linear park to the east with junction improvements and pedestrian 
infrastructure. The access into the site would create a requirement to locate the building zone 
adjacent to the urban edge but would require the removal of trees in the access corridor and 
further trees to accommodate the building zone. The playing fields could extend to the north 
but may need to extend to the west dependent on detailed feasibility in respect of landform 
and tree retention. Detailed consideration at the feasibility and planning application stage 
would be needed to ensure that impacts on the Conservation Area to the south, Chesfield 
Park House and the wider Green Belt are all minimised and that a defensible development is 
proposed that minimises the potential for further Green Belt encroachment.  

4.5 It is recommended that a main modification be introduced to the North Hertfordshire District 
Local Plan to include this site as a reserve secondary school site to remain in the Green Belt 
and to be brought forward in the plan period when the education need can be demonstrated. 
This will ensure the site remains deliverable (being affordable to the public purse) and only 
comes forward when the need for the development is demonstrated. The plan will need to 
state that this is the preferred location for a new school site.  
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Barclay (The)

Knights Templar

Nobel (The)

Fearnhill School Maths and Computing College

Highfield (The)

Priory (The)

Hitchin Boys
Hitchin Girls

Marriotts

Freman College

Barnwell Business & Enterprise School

Thomas Alleyne (The)

Possible secondary school on Back Lane site

John Henry Newman RC

2
Miles

Existing Stevenage secondary school Thiessen Polygons (TPs) with TP 
for possible school at Back Lane site overlaid (JHN RC School TP excluded)

Herts County Boundary

Secondary Education Planning Areas

TP for sec sch on Back Lane site

Existing sec sch TPs excl JHN RC Sch

!( Sec schs incl sch on Back Lane site

!( John Henry Newman RC School

2
Kilometers
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