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DESIGN & ACCESS STATEMENT
Address

Land at 48 The Ridgeway, Cuffley, Herts, EN6 4BA
Proposal
Erection of detached dwelling & new vehicle access - resubmission
June 2020
1) SITE ASSESSMENT
The application site is located within the Green Belt at the north-eastern end of Cuffley. 
The site, which is situated on the north side of The Ridgeway, currently forms part of the residential garden serving no.48.

The site is surrounded on three sides by existing residential development and is adjoined to the north by an area of woodland.
2) PROPOSED DEVELOPMENT

This application proposes the erection of a detached dwelling with a new vehicle access onto The Ridgeway.
3) PLANNING HISTORY

Planning permission for the erection an identical new dwelling (6/2020/0576/FULL) was refused in April of this year for the following reason: 

The application has failed to demonstrate that the proposed development would not result in harm to biodiversity and the loss of protected species. Without such assurance the proposal conflicts with Policy R11 of the Welwyn Hatfield District Plan 2005; the National Planning Policy Framework; and the Conservation of Habitats and Species Regulations 2018.

4) PLANNING POLICY
National Policy 

The National Planning Policy Framework (NPPF) 2019 sets out a presumption in favour of sustainable development. 

Sections 5, 11, 12 and 13 of the NPPF are of particular relevance in this case as they relate to delivering a sufficient supply of homes, making effective use of land, achieving well-designed places and protecting Green Belt land. 

Paragraph 11 of the NPPF states that where there are no relevant development plan policies or the policies which are most important for determining the application are out-of-date planning permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits when assessed against the policies of the Framework as a whole.

Paragraph 73 requires local planning authorities to identify and update annually a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their housing requirements.

The lack of a compliant five year supply of housing land therefore lends support to any new proposal for sustainable residential development.

Local Policy 

The adopted Local Plan in this case is the Welwyn Hatfield District Plan 2005.
The local plan policies of particular relevance in this case are: 

· RA1 – Development in the Green Belt

· H2 – Windfall Residential Development

· D1 – Quality of Design

· D2 – Character and Context

· D5 – Design for Movement

· D8 – Landscaping
· R11 – Biodiversity & Development
· R17 – Trees, Woodlands and Hedgerows

· M14 – Parking Standards

The emerging Local Plan is currently at Examination Stage and should therefore be taken into account when making planning decisions.

With this mind the relevant emerging Local Plan policies are considered to be:  

· SADM2 – Highway Network & Safety

· SADM11 – Amenity & Layout
· SADM12 – Parking, Servicing & Refuse
· SADM16 – Ecology & Landscape
· SADM34 – Development within the Green Belt
5) DESIGN ELEMENT

a. Use & Amount
Green Belt

Although the site is located within the Green Belt, which is an area of development restraint, paragraph 145 of the NPPF does identify a number of exceptions to this, including “limited infilling in villages”. 

In accordance with Paragraph 11 of the NPPF Policy RA1 of the adopted Local Plan is considered to be out of date as it does not identify “limited infilling in villages” as an appropriate form of development within the Green Belt. It is for this reason that limited weight should be given to Policy RA1 in the determination of this planning application. 
Policy SADM34 of the emerging local plan does, however, state that:

“Limited infill development will be permitted in villages within the Green Belt provided: 

i. It is within a continuous built up frontage;

ii. It does not extend the existing ‘built up’ area of the village into the open countryside;

iii. It would not result in the loss of a view or vista which makes a significant contribution to the character of the settlement; and

iv. It is small scale and would not result in the provision of more than four dwellings (net)”.

This new policy is consistent with paragraph 145 of the NPPF and should therefore be given more weight than adopted Policy RA1 in the consideration of this application.  

The proposed development is “limited” as it only involves the erection of one new dwelling. The site is located within the village of Cuffley and it is surrounded on three sides by existing residential development. As indicated on the submitted site plan the proposed house would also maintain the existing building line on the north side of The Ridgeway. The proposal would therefore comply with paragraph 145 of the NPPF as it represents limited infilling within a village. 

In accordance with Policy SADM34 the proposed development would: 
i. Be within a continuous built up frontage of dwellings;

ii. Not extend the existing built up area of the village into the open countryside;
iii. Not result in the loss of a view or vista which makes a significant contribution to the character of the settlement; and

iv. Be small scale as it only involves the erection of one new dwelling 

On this basis the proposal would be acceptable in principle as it would not constitute inappropriate development within the Green Belt.

No 5 year supply of land for housing

Paragraph 73 of the NPPF requires all local planning authorities to identify and update annually a supply of specific deliverable sites sufficient to provide five years worth of housing against their housing requirements.

Welwyn Hatfield Borough Council has acknowledged that they are not currently able to demonstrate a 5 year supply of land for housing. The current adopted Local Plan is therefore out of date and, in accordance with paragraph 11 of the NPPF, planning permission should be granted for the proposed development unless “…any impacts of doing so would significantly and demonstrably outweigh the benefits”. 

Overall it is considered that the proposed development would provide a much needed family home for the local area, thereby contributing to the District Council’s housing targets. Delivery of housing is behind target in the district, and the proposed unit would provide a much needed contribution, in line with the requirements of the NPPF.

b. Layout, Scale and Appearance
The proposed development would involve the subdivision of the site into two separate residential plots. As demonstrated on the submitted plans, this site can easily accommodate the proposed dwelling, along with adequate private amenity space and off-street parking for both properties.  

The internal layout of the proposed dwelling has been designed so as to ensure that every main habitable room is provided with an appropriate aspect overlooking the front and rear gardens. 

The proposal would not create any loss of light or privacy issues as: (1) the new house would be positioned a sufficient distance away from the existing neighbouring residential properties; and (2) the proposed upper floor flank windows can all be fitted with obscured glazing if necessary as they would either be a secondary light source to a bedroom or serving en-suite bathrooms/dressing rooms.
The proposed new dwelling is of a high quality, traditional design that would be in keeping with the scale and character of the surrounding residential properties. The use of traditional external materials such as slate, brickwork and timber boarding is also considered to be acceptable in this location.

c. Landscaping
The proposal would not require the removal of any significant trees from the site.
A new scheme of soft landscaping could be planted throughout the site in order to soften the visual impact of the proposed new building. This could be secured by the LPA via the imposition of an appropriately worded planning condition.
d. Ecology
In response to the reason given for the refusal of LPA ref: 6/2020/0576/FULL this latest application is accompanied by Preliminary Ecological Appraisal prepared by T4 Ecology that makes the following conclusion: 

It is considered and concluded that the proposal can proceed without adverse impacts upon legally protected/priority species and habitats provided the specific mitigatory guidance and enhancement recommendations identified within section 5.2 are fully adhered to. 

6) ACCESS ELEMENT

It is proposed that both vehicular and pedestrian access would be provided to the new house via a new driveway and crossover.

This is considered to be acceptable from a highway safety perspective as visibility for existing drivers would be good in both directions along The Ridgeway. Adequate on-site turning would also be provided that would allow drivers to enter and exit the site in forward gear.

With regards to the issue of internal access and circulation, the applicant is aware of the need to comply with current the Building Regulations. 

7) CONCLUSION
Taking into account the above factors, it is considered that the proposed development complies with the aims and objectives of the above mentioned Policies contained within both the adopted Welwyn Hatfield District Plan 2005 and the emerging Local Plan, and the principles set out in the National Planning Policy Framework 2019. We therefore believe that full planning permission should be granted accordingly.
