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This Revised Planning Statement (RPS) has been prepared by
Marrons Planning on behalf of Lands Improvement (the Applicant) and
forms part of their application for outline planning permission for up to
121 dwellings and associated infrastructure on land to the north east
of King George V (KGV) Playing Fields, Cuffley. The Site, which in
total extends to approximately 5.52 hectares (13.64 acres), is divided
into two parcels; one of 4.89 hectares being promoted for houses and
the other of 0.63 hectares which forms an extension to the playing
fields; all as shown on the Site Location Plan which forms part of the

Application.

The Application was submitted in June 2015 and accorded the
reference S6/2015/1342/PP. As a result of delay in progressing the

emerging Local Plan the Application remains undetermined.

This RPS addresses changes arising since the Application was in June
2015. It maintains unchanged those part of the 2015 Planning
Statement which remain relevant and updates other sections as
necessary. This RPS therefore wholly supersedes the 2015 Planning
Statement submitted with the Application.

The RPS provides a description of the proposed development and
demonstrates how the development accords with the relevant planning
policies set out in the National Planning Policy Framework (“the
Framework”), the existing and emerging development plan policies for
Welwyn Hatfield Borough and any other relevant planning guidance.
It also includes draft Heads of Terms to form the basis of the S106

Agreement.

The proposals are in outline, with all matters reserved apart from the
vehicular access, the surface water discharge point and levels of the

development platforms. The scheme provides for residential
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development of various types and sizes as shown on the lllustrative
Masterplan.

1.6 This Statement draws upon evidence that can be found in the following
documents which have been prepared as part of the application, as
required by the Borough Council and set out in its validation list:

e Design and Access Statement which includes a chapter
containing the Energy Statement;

e Draft Heads of Terms including Affordable Housing within

Planning Statement (Section 8);
e Landscape and Visual Assessment;

o Ecological Appraisals, including protected species surveys,
(including 2021 update);

¢ Flood Risk Assessment and Drainage Strategy (including 2021
update);

e Archaeological Desk Based Assessment and Trial Trenching
Report;

o Geo-Physical Survey Report;
e Geo-Environmental Phases 1 and 2;

e Transport Assessment and Green Travel Plan (including March
2021 update and Vectos Transport Technical Note of July,
2021);

e Arboricultural Assessment;

o Geo-Environmental Assessment (Phase 1 and 2);
¢ Noise Assessment;

e Air Quality Assessment;

e Services Supply Statement; and

e Statement of Community Involvement.
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1.7 The following plans are submitted as part of the Application and
specifically in respect of:

Outline Plans

e Site Location Plan (Drawing No: 2271-A-1100-B)

e lllustrative Masterplan (Drawing No: 2271-C-1005-B)

e Parameters Plans;

» Land Use (Drawing No: 2271-SK-1403-D)

» Green Infrastructure (Drawing No: 2271-SK-1402-E)

» Storey Height (Drawing No: 2271-SK-1400-D)

e Topographical Survey Pages 1 — 10 (Drawing Nos:
1667_200_1-10 )

Detailed Plans

e Site Access (Drawing No: 141386/A/35)

e Ground Levels Plan (Drawing No: 2271-A-1009-D)

e Surface Water Drainage Strategy Option 1 (Drawing
N0:10316-DR-04);

e Surface Water Drainage Strategy Option 2 (Drawing
N0:10316-DR-11)

1.8 Initial pre-application advice was provided by the Council. This did not
include an assessment of Very Special Circumstances which is
required when considering any planning application for development
within the Green Belt, but instead focused on technical issues and
other matters of detail; all of which have been taken into account in the

formulation of the proposals for the Site’s development except for
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those detailed points raised which will be determined as part of
subsequent reserved matters applications.

1.9 In formulating its proposals for the Site, the Applicant and its advisors
have proposed a sustainable development which will create a high
quality built environment, is easily accessible to Cuffley’s services and
facilities. As part of this process, a detailed community engagement
strategy has been implemented to enable the local community to be
informed and comment on the emerging proposals and influence the
content of the Application. Further information is provided within the
Statement of Community Involvement, prepared by Political

Developments, which accompanies the Application.

1.10 The Applicant entered into a Planning Performance Agreement with
the Borough Council, enabling a significant number of meetings to be

held with various stakeholder interests and planning officers.

1.11 Following a request for a screening opinion (Appendix 1 refers),
Welwyn Hatfield Borough Council advised that it was of the opinion
that the development is not EIA development in accordance with the
definition set out in the Regulations and would not require an

Environmental Impact Assessment. (Appendix 2 refers).

1.12 It is considered there have been no change in circumstances since
2015 to alter the conclusion that the application proposals are an EIA
development.
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2.1

2.2

2.3

24

With a population of about 4,000 people, Cuffley has a good range of
services and facilities to serve its population including a supermarket,
bank, doctor’s surgery, village hall, library, sports facilities and a dental
practice. In addition, Cuffley has a local primary school and a train
station, which serves a number of locations including Hertford and
London.

The village is located in south east Hertfordshire between the towns
of Goffs Oak / Cheshunt and Potters Bar. It has excellent transport
links with junctions 24 and 25 of the M1 located within a couple miles

of the village.

The Site is in two parts:

i. the largest (the Principal Site) is the area for residential
development to the north east of the King George V (KGV)
playing fields, inclusive of the surface water connection

points; and,

ii. the smaller, detached site to the south of the Tennis Club will
enable an extension to the KGV playing fields to be provided

as part of the development.

The Principal Site, which is 4.89ha in size, is located to the south of
Cuffley and is currently in agricultural use. It is bound to the north by
existing residential development and the grounds of Cuffley Primary
School. The railway line and Northaw Road East (B156) form strong
eastern and western boundaries respectively. On the opposite side of
the road, there are three pairs of semi-detached dwellings which,
whilst fronting Northaw Road East, are accessed from Colesdale to

the north. The southern boundary is defined by a mature hedgerow
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2.5

2.6

and tree belt lining the Hertfordshire Way footpath. Beyond the
footpath to the south west of the Site and fronting Northaw Road East
is the KGV Playing Fields, comprising various sports clubs, and
including three sports pavilions, a recreation area with hard surfaced
MUGA, sports pitches and a small area of formal play equipment.

The Smaller Site comprises a rectangular parcel of agricultural land,
located to the south west of the Tennis Club, which has an area of
0.63 hectares. Northaw Road East forms the western boundary of the
land, on the opposite side of which are a small number of residential
properties and buildings associated with agricultural use. Further
agricultural land lies to the south whilst tennis courts, sports pavilions
and a bowling green are located to the north east and south east of
the Site.

A more detailed description of the Principal Site is set out in the Design
and Access Statement. The relevant matters for the purposes of this

Statement are:
e This principal greenfield Site extends to 4.89 hectares and

comprises a single parcel of arable land.

e The Site has few features of environmental interest;
hedgerows and mature trees along some of its boundaries,
which will be retained as far as possible and managed as part

of the proposed development.

e The Site is well contained by:

» residential development and Cuffley Primary School

to the north;

» the buildings and ancillary facilities associated with
the KGV Playing Fields to the south;

» boundary vegetation to the west, along Northaw
Road East;
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» a hedge along the edge of the school playing field to
the north;

» an avenue of trees either side of a public footpath to

the south; and

» the Hertford loop railway line to the east.

e Vehicular access to the Site is possible from Northaw Road
East.

July 2021
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3.1 The description of development is set out on the application form as

follows:

“Residential development of up to 121 dwellings, associated
infrastructure and a change of use from agricultural land to an
extension of the King George V playing fields. All matters
reserved except for new vehicular access to serve the site, the
provision of surface water discharge points and the levels of

the development platforms”.

3.2 The proposed development is described in detail in the Design and

Access Statement. The relevant matters for the purposes of this

statement are:

Ref: DJP 1129120.2

The development will provide up to 121 new homes, of which
30% will be affordable dwellings. These will comprise a range
of house types, sizes and tenures in order to provide a wide
choice of homes, able to accommodate a variety of household

types and thereby creating a mixed and inclusive community.

The density of the development at approximately 25 dwellings
per hectare (dph) responds to the existing character of Cuffley
whilst making efficient use of the Site and providing a mix of

housing.

With the exception of a small number of bungalows, the scale
of the new homes will be 2 and 2Y storey, which reflects the

building heights in, and the sensitivity of, the surrounding area.

The development will retain and protect the mature trees and
hedges wherever possible and appropriate, whilst also
introducing new planting which will help assimilate the site into
the wider landscape, as expanded upon in the lllustrative
Landscape Plan (contained within the Design and Access
Statement) and be managed for the benefit of wildlife and the

visual amenity of the area.

July 2021
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The development will be served by a new vehicular and
pedestrian access from Northaw Road East.

A pedestrian link will also be provided through the development
between the existing car park to KGV Playing Fields and South
Drive. This will provide a safer and more convenient route
between the car park and Cuffley Primary School than currently
exists, allowing parents to walk their children safely through the

development to school.

The development will provide an extension to the playing fields
on land detached from, but close to, the Principal Site to the
south of the Tennis Club which, although within the ownership
of the Applicant, is closely associated with the existing playing

fields’ facilities.

The development will provide financial contributions towards
local infrastructure and services, where justified and

necessary.

3.3 The proposed development will therefore create a small scale,

proportional and sustainable addition to Cuffley, contributing

towards the housing needs of the area, as well as improvements

to the services and facilities within the village for the benefit of

existing and new residents.

Ref: DJP 1129120.2

July 2021

11



Lands Improvement
Land to the north east of King George V Playing Fields, Cuffley

4.1

4.2

4.3

4.4

4.5

At the time the Application was submitted national planning policy was
set out in the 2012 Framework. The revised Framework was published
on 24th July 2018 and was subject to further minor revisions in
February 2019.

This section of the RPS sets out those aspects of national planning
policy which are relevant to the determination of the Application. The
subsequent sections, and in particular the various topic areas, expand

upon the proposal’'s compliance with national policy.

The Framework sets out the Government's planning policies for
England and how these are to be applied. It is supplemented by the
Planning Practice Guidance (PPG). The Framework is a material
consideration on planning decisions (Framework, para 2) and should

be read as a whole (Framework, para 3).

Planning law as set out at Section 38(6) of the Act requires that
applications for planning permission must be determined in
accordance with the development plan unless material considerations
indicate otherwise. © The Framework is a significant material

consideration in determining this application.

The revised Framework maintains the Government’s commitment to
the delivery of sustainable development. Paragraph 7 states that the
“purpose of the planning system is to contribute to the achievement of
sustainable development”. Paragraph 8 states that the planning

system has three overarching objectives:

o An economic objective — to help build a strong, responsive and
competitive economy by ensuring that sufficient land of the
right type is available in the right place at the right time to

support growth and innovation;

o A social objective — to support strong, vibrant and healthy

July 2021
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communities by providing a sufficient number and range of
homes to meet the needs of present and future generations
and fostering a well-designed and safe built environment; and

An environmental objective — to contribute to protecting and
enhancing the natural, built and historic environment, through,
inter alia, making effective use land, and helping to mitigate
and adapt to climate change.

4.6 It is considered that the Application accords with these over-arching

objectives, which are intended to deliver the overall high level objective

of securing sustainable development.

4.7 The presumption in favour of sustainable development is set out at

para 11 of the Framework. For decision taking this means:

= approving development proposals that accord with an up to date

development plan without delay; or

= where there are no relevant development plan policies, or the

policies which are most important for determining the application

are out of date, granting permission unless:

i) the application of policies in this Framework that protect areas

or assets of particular importance provide a clear reason for

refusing the development proposed; or

any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits when assessed against

the Policies in this Framework taken as a whole.

4.8 While the draft Local Plan (DLP) is not yet adopted it is at an advanced

stage of preparation and has passed through the examination process.

Within the DLP the Application site is allocated for the development

proposed in the Application. In due course therefore and once the DLP

Ref: DJP 1129120.2
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4.9

4.10

411

412

4.13

is adopted the proposals will benefit from the Section 38(6)
presumption in favour of development which accords with the plan.

It is acknowledged by the Council that they are unable to demonstrate
a 5 year supply of housing land (Annual Monitoring Report 2019-2020,
January 2021, Table 14, records a housing supply figure of 2.58
years). As a consequence, the most relevant policies bearing on the
determination of the Application concerning housing provision within
the adopted Local Plan are therefore out of date and the tilted balance
in favour of development in paragraph 11 of the Framework is
engaged, which is an important material consideration in the

determination of the Application.

However, as the Application site currently remains within the Green
Belt, albeit proposed to be excluded from the Green Belt in the DLP,
the presumption in favour of the grant of planning permission accorded
by the tilted balance is currently suspended as a result of footnote 6 of

the Framework.

These timing considerations bear on the Application and are
addressed further in respect of the very special circumstance arising
with regard to the grant of planning permission for development
proposed in the Green Belt. It is therefore considered that the
Application proposals will benefit from the provisions of paragraph 11
(d) of the Framework and that there are no adverse impacts arising
from the grant of planning permission for the appeal proposals that
would significantly and demonstrably outweigh the benefits of the

development.

In accordance with the advice on decision making set out in Section 4
of the Framework, the application proposals have been the subject of

pre-application engagement with the local planning authority.

To significantly boost the supply of housing, local planning authorities

should ensure that a sufficient supply and variety of land can come
July 2021
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4.14

4.15

4.16

4.17

4.18

forward where it is needed (Framework, para 59). The application
proposals will contribute towards delivering this objective by providing
significant number of new dwellings at one of the Borough’s principal
settlements, widen the opportunity for home ownership and contribute

towards the creation of a sustainable, inclusive and mixed community.

The assessment of housing need should have regard to the needs of
different groups in the community, including for open market and
affordable housing (Framework, para 61). The Application will deliver
a mix of housing types and tenures, including 30% affordable housing.

Planning policy should ensure that Local Plans meet the full,
objectively assessed needs for market and affordable housing and
identify a sufficient supply and mix of sites sufficient to provide five
years’ worth of housing against their housing requirements
(Framework, para 67). Local planning authorities should identify and
update annually a supply of specific deliverable sites to provide a
minimum of five year's supply of housing against their housing
requirement, to include an additional buffer of 5% to 20% to ensure
choice and competition or to allow for where there has been significant
under delivery of housing, to improve the prospect of achieving the
planned supply (Framework, para 73).

The Council are currently only able to demonstrate a 2.58 years supply
of housing: the Application will contribute towards the Council’s
requirement to meet local housing need and deliver its five year

housing supply and delivery requirements.

Housing delivery has fallen below the level required to meet housing
need. In accordance with the Framework (paragraph 75) the Council
have produced a Housing Delivery Test Action Plan (March 2021) to

identify and overcome the causes of under delivery overcome.

As set out at para 4.10 above the application proposal will contribute

towards the Government’s economic objectives for planning at Section
July 2021
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4.19

4.20

421

6 of the Framework, through the investment it will deliver during the
construction of the scheme, the direct and indirect employment it will
provide on-site and through the supply chain, the generation of income
and expenditure and taxation. Thereafter spending by residents of the
completed development will support local shops and services within
Cuffley and beyond.

The delivery of new housing will benefit the current economic
imbalance in the Borough, where the number of jobs significantly
exceeds the size of the resident workforce, contributing to high levels
of in commuting and an unsustainable pattern of development (see
DLP, para 10.2), and the need to increase housing provision as part of
the Council’s growth agenda. The Application will thereby contribute
towards the delivery of sustainable economic growth and assist in
easing potential barriers to investment by helping to reduce the current

inadequate provision of housing (Framework, paras 81(a) and (d)).

The application proposals will contribute towards increased patronage
of the shops and allied retail service businesses in Cuffley town centre
and assist in sustaining and enhancing the centre’s vitality and
viability, in accord with the Government’s objectives for town centres

set out in Section 7 of the Framework.

Section 8 of the Framework seeks to promote healthy and safe
communities. It notes that planning decisions should aim to achieve
healthy, inclusive and safe places which promote interaction, street
layouts that allow for easy pedestrian and cycle connections,
developments which are safe and accessible with legible pedestrian
routes, safe and accessible green infrastructure and sports facilities,
and which provide an integrated approach to housing and community

facilities.

July 2021
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4.22

4.23

4.24

4.25

4.26

The illustrative Masterplan for the development shows how a
pedestrian link will be provided through the development between the
existing car park to KGV Playing Fields and South Drive. This will
provide a safer and more convenient route between the car park and
Cuffley Primary School than currently exists, allowing parents to walk
their children safely through the development to school.

Consistent with the requirements of the Framework, with regard to
open space, recreation and allied facilities the development will have
easy access to high quality open spaces and sport and recreation
facilities within the village, an extension to the existing KGV Playing
Fields, provision of permissive paths on land adjacent to the

application site and improvements to the Hertfordshire Way.

Promoting sustainable transport is addressed in Section 9 of the
Framework. It requires that transport issues are considered from the
earliest stage in both plan making and development proposals to fully
address the impacts of development on transport networks; that
advantage is taken of existing transport infrastructure; opportunities for
non-car modes of transport are identified and pursued; that
environmental impact is appropriately considered; and movement
considerations are integral to the design of a schemes (Paragraph
102).

Paragraph 103 requires that significant development is focussed on
locations which are sustainable, through limiting the need to travel and

offering a choice of transport modes.

Paragraph 108 seeks to ensure that decisions concerning new

development should ensure that:

o opportunities to promote sustainable transport modes have

been taken up, given the type of development and its location;

o safe and suitable access to the site can be achieved by all

July 2021
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4.27

4.28

4.29

4.30

4.31

users; and

any significant impacts from the development on the highway
network or on highway safety can be cost effectively mitigated.

Development should only be prevented or refused on highway grounds
if there would be an unacceptable impact on highway safety where the
residual cumulative impacts on the road network would be severe

(paragraph 109).

Cuffley is acknowledged as being one of the most sustainable
locations within the Borough and the site is in a sustainable location
within the village, enabling easy access on foot or by bicycle to day-to-
day facilities within the village, including the Primary School, the
medical centre, the library, the wide range of shops and other services,
including the Co-op and Tesco’s express store, as well as being within
walking distance of bus and rail services connecting Cuffley to London

and Hertford and locations in between.

The proposed vehicular access and connections provide safe and
suitable access to the Site for all people, as described in the Transport

Assessment and Design and Access Statement.

The development will be sustainable in transport terms and the design
of the development provides for safe and suitable access. The
Transport Statement accompanying the application, updated in March
2021, demonstrates that the proposed development gives rise to no
conflict with the policies of the Framework in respect of transport and
highway considerations. It confirms that subject to appropriate
developer contributions that the Highway Authority have no objection

to the application proposals.

There is therefore no objection to the application proposals on highway

or parking grounds.

July 2021
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4.32

4.33

4.34

Section 11 of the Framework is concerned with making effective use
of land. The density of the development at approximately 25 dwellings
per hectare responds to the existing character of Cuffley and makes
efficient use of the site. The development proposed also accords with
the provisions of the Framework that planning decisions should
support development that delivers improved public access to the
countryside (paragraph 118 (a)), which maintains an area’s prevailing
character and setting, while securing well-designed, attractive and
healthy places (Framework, para 122 (d) and (e).

Section 12 of the Framework (paragraph 124) states that the creation
of high quality buildings and places is fundamental to what the
planning and development process should achieve and that good
design is a key aspect of sustainable development. Whilst an outline
application the illustrative Masterplan and the Design and Access
Statement sets out the design rationale adopted to the proposed
development and demonstrate the high quality of the proposals that

will be delivered.

The Framework (paragraph 127) requires that planning decisions
should aim to ensure that developments:
¢ will function well and add to the overall quality of the area;

e are visually attractive as a result of good architecture, layout

and appropriate landscaping;

e are sympathetic to local character and history, including the

surrounding built environment and landscape setting;

e establish or maintain a strong sense of place, using
streetscapes, building types and materials, to create attractive,

welcoming and distinctive places;

July 2021
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4.35

4.36

4.37

4.38

4.39

e optimise the potential of the site to accommodate and sustain
an appropriate amount and mix of development and support
local facilities and transport networks; and

e create places that are safe, inclusive and accessible and which
promote health and well-being with a high standard of amenity.

The illustrative Masterplan and the Design and Access Statement
demonstrate that the application proposals will deliver a high quality
design with a good standard of amenity for all existing and future
occupants which integrates into the existing built up area, and respects
the layout of the surrounding residential areas and which accords with

the Framework’s objectives set out above.

Section 13 of the Framework (paragraph 133) confirms that the
Government attaches great importance to the Green Belt. It reiterates
that the fundamental aim of Green Belt policy is to prevent urban
sprawl by keeping land permanently open; the essential characteristic

of Green Belts are their openness and their permanence.

Once established, Green Belt boundaries should only be altered in
exceptional circumstances through the preparation or updating plans
(paragraph 136). Any changes to Green Belt boundaries should have
regard to their intended permanence in the long term so that they can
endure beyond the plan period (paragraph 139).

When reviewing Green Belt boundaries, local planning authorities
should take account of the need to promote sustainable patterns of
development (paragraph 138). Where it is concluded that it is
necessary to release land from the Green Belt first consideration
should be given to land that has been previously developed and/or is

well-served by public transport.

Once Green Belts have been defined local planning authorities should

plan positively to enhance their beneficial use, such as looking for

July 2021
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4.40

4.41

4.42

4.43

opportunities to provide access and opportunities for outdoor sport and
recreation (paragraph, 141).

With regard to proposals affecting Green Belts the Framework states
that inappropriate development is, by definition, harmful to the Green
Belt and should not be approved except in Very Special
Circumstances (paragraph 143). When considering planning
applications local planning authorities should ensure that substantial
weight is given to any harm to the Green Belt. Very Special
Circumstances will not exist unless the potential harm to the Green
Belt by reason of inappropriateness and any other harm resulting from

the proposal is outweighed by other considerations (paragraph 144).

The Examination of the DLP has established that Very Special
Circumstances exist to justify the release of land from the Green Belt
in Cuffley and the allocation of the Application site for residential
development. The Application proposals will therefore give rise to no
conflict with Green Belt policy following the exclusion of the site from
the Green Belt. The Very Special Circumstances bearing on the Site’s

development are considered in detail in Section 7 below.

The proposed development has been designed to avoid increased
vulnerability to the range of impacts arising from climate change, and
ensures that development does not increase flood risk elsewhere
through providing attenuation features within the site. In addition, the
SUDs features to be incorporated into the Site will provide ecological
benefits for new and existing residents alongside the local primary
school who could utilise the ecological features for educational
purposes.
The Flood Risk Assessment (FRA) February, 2021, prepared by
Brookbanks in support of the application concludes that the application
site is within Zone 1 with a low probability of flooding from fluvial and
tidal sources and a similarly low probability of flooding from overland
flow, ground water and sewer flooding and that the site is preferably
July 2021
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4.44

4.45

4.46

4.47

4.48

located in accordance with the sequential approach to the siting of

development set out in the Framework.

A policy compliant surface water drainage strategy will be incorporated
into the scheme and the residential drainage system will manage
storm water by a SuDS management train, will ensure that peak
discharge from the developed land are reduced by almost 70% below
baseline rates and improve the quality of water discharged from the
site.

Foul drainage will be provided that meets regulatory requirements and
will discharge into a sewer network with capacity to accommodate the

flows.

The FRA sets out that the Environment Agency has confirmed that with
the measures proposed the development will not increase flood risk
and can be adequately drained. The appeal proposals will therefore
accord with the requirements of Section 14 of the Framework with

regard to flooding and allied considerations.

The conservation and enhancement of the natural environment is
addressed in Section 15 of the Framework, which seeks, inter alia, to
recognise the intrinsic beauty of the countryside and the importance of

the most versatile agricultural land, trees and woodland.

The ecological and protected species assessments prepared by
Hankinson Duckett Associates (Bat Survey Report, Updated
Ecological Appraisal and Reptile Survey Report (all January, 2021)
demonstrates the site is dominated by a single arable field of negligible
nature conservation importance in its own right, with no areas of
conservation importance within or adjacent to the site. No designated
sites within the wider area are expected to be impacted by the
proposed development, either alone or in combination with other plans

and projects.

July 2021
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4.49

4.50

451

4.52

The habitats of most importance are located on the site margins and
are of limited nature conservation interest but form part of the habitat
network around the site. The site is considered unlikely to support an
assemblage of breeding birds, no active badger setts were recorded
within or adjacent to the site and no reptiles were found on the site.

The majority of the site, including the area proposed for residential
development, comprises an intensively farmed arable field of low
quality habitat for foraging and commuting bats and is of negligible
value. The tree belt associated with the Hertfordshire Way along the
southern boundary of the site is assessed as being of high value for
foraging and commuting bats. Tree cover on the site with the potential
to support bat roosts will be retained and maintained to provide

connectivity with the wider habitat area.

Strengthening of vegetation on the northern and eastern site
boundaries and allied measures could significantly increase the value
of the site for bats in accordance with nature conservation legislation,
including the 2006 Natural Environment and Rural Communities Act.
Appropriate planting as part of the landscaping of the site and allied to
the surface water drainage strategy will ensure that the development
accords with the policies of the Framework in minimising impacts and

providing net gains for biodiversity (paragraph 170).

The proposed development provides opportunities to incorporate
biodiversity and enhance the natural environment through planting of
native trees and vegetation within the landscaping for the development
as shown in the landscaping proposals prepared by FDA
Landscaping. In addition, the development can be satisfactorily
accommodated within the landscape without causing significant
adverse effects. The above demonstrates that the proposed
development can be delivered in accordance with the guidance set out
in Section 15 of the Framework in respect of relevant environmental

considerations.
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4.53

4.54

4.55

4.56

The geo-physical surveys and assessments accompanying the
application demonstrate that the site is suitable for the proposed use
having regard to geo-technical considerations and that the site is free
of contamination (Framework, paragraphs 178-179).

The noise assessments and air quality assessment submitted in
support of the application demonstrate that the site is suitable for the
proposed use having regard to such environmental considerations.
The site is not exposed to any material scale of pollution from artificial
light sources (Framework, paragraph 180).

Heritage issues are addressed in Section 16 of the Framework.
Following an initial desk top archaeological assessment, geo-physical
analysis and trial trenching was subsequently undertaken across the
site. The results of the archaeological assessment were largely
negative and the Council's archaeological assessor has advised that
no objection be raised to the application on heritage grounds, subject
to the imposition of a condition requiring further investigation of the site

prior to the commencement of development.

Given the above it is considered that the Application proposals are
wholly consistent with national planning policy set out in the

Framework.
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5.1

5.2

5.3

54

5.5

5.6

Section 38(6) of the Planning and Compulsory Purchase Act 2004,
requires that applications for planning permission be determined in
accordance with the development plan unless material considerations

indicate otherwise.

The development plan for the purposes of the proposal consists of the
‘saved’ policies of the Welwyn Hatfield District Plan, which was
adopted in 2005 and covered the period up to 2011. (The development
plan also includes the Hertfordshire Waste Local Plan 2012-2014 and
the Hertfordshire Minerals Local Plan 2007, however neither of these

parts of the development plan are relevant to the current application).

While the majority of the policies of the District Plan were saved by a
direction made by the Secretary of State in 2008, the plan is now time

expired.

However, existing policies should not be considered out-of-date
because they were adopted prior to the publication of the Framework.
The weight to be accorded to the ‘saved policies in respect of the
current application must have regard to their consistency with the

Framework (paragraph 213).

The Neighbourhood Plan is at an even earlier stage of preparation
than the Local Plan. However, as it will need to be consistent with the
DLP’s policies and proposals, this is not considered to be a factor

weighing against the Application proposals.

Policy SD1 requires that development proposals accord with the
principles of sustainable development and the objectives and policies
of the Plan. As set out in Section 4, the application proposals are

demonstrably sustainable having regard to the up-to-date policies set
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5.7

5.8

5.9

5.10

511

5.12

out in the Framework and the sustainable development strategy set
out in the well advanced DLP.

While the site currently falls within the Green Belt, that designation is
time limited and will shortly cease to be a policy applicable to the site
as set out in Section 4.

The application proposals are therefore considered to accord with
Policy SD1.

Housing provision made in the District Pan is set out at Policy H1. This
makes provision for the development of 5600 dwellings over the period
1991 and 2011. The Local Plan was only intended to cover the period
up to 2011, and therefore, only provided for an adequate number of
housing sites to meet the housing requirements for this period, as
contained within the now revoked Structure Plan. The policy is also
not consistent with the requirements of the Framework in that it does
not make provision for the objectively assessed housing needs of the
Borough. It is also the case that there is an absence of a five year

housing supply.

Given the above it is concluded that the Policy H1 is now wholly out of

date and it is considered that no weight should be accorded to it.

The application site is not the subject of any other specific designations

or policies.

Generic policies, applicable to all development proposals within the
Borough, have also been taken into account in the formulation of the
Application proposals. The following policies were either specifically
referred to in the aforementioned pre-application letter dated 23 April
2014 from the Council or are considered pertinent to the determination

of the application:

o Policy D1 ‘Quality of Design’ which requires that the design
principles and policies contained within the Plan are

incorporated into the development, as well as the guidance
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contained in the Supplementary Design Guidance. As set
out in the Design and Access Statement, the design and
layout of the development, as reflected in the lllustrative
Masterplan, will not only be of a very high quality which sits
comfortably with the local vernacular but also takes account
of its relationship with neighbouring properties in order to
minimise the impact on their residential amenities and other
features which make a positive contribution to the quality of
the development, including the mature trees and hedgerows
which are to be retained and the public and private amenity

space which is to be provided.

Policy M5 - Pedestrian Facilities seeks the inclusion of safe
and direct routes within new developments linking to existing
or proposed footpath networks and facilities. Developers may
also be required to contribute towards off-site pedestrian
facilities be necessary to integrate it with surrounding areas.
The Hertfordshire Way runs along the southern boundary of
the Site and in view of the increased use of this public right of
way arising from the development, the Applicant is willing to
make a financial contribution towards the cost of surface
improvements. Further off site pedestrian facilities will be
provided in the form of permissive paths around the
agricultural land to the south in the ownership of Lands
Improvement; all as shown on the Landscape Framework
Plan within the Design and Access Statement accompanying
the application. These will provide a greater variety of
recreational routes and opportunities to connect to the local
footpath network of benefit to both existing and new residents

within the area.

Policy M6 ‘Cycle Routes and Facilities’ seeks to encourage
cycling through the inclusion of safe cycle routes within the
development. The principal pedestrian and cycling route, to

be provided by the development, will connect South Drive to
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the north with the KGV Playing Fields to the south, thereby
providing a safe route to the primary school and the
recreational and sports facilities.

Policy M14 ‘Parking Standards for New Development’
requires parking provision in accordance with the Council’s
Supplementary Planning Guidance (SPG). This has now been
superseded by the Interim Policy for Car Parking Standards
(August 2014) to treat all car parking standards as guidelines
rather than maximums and to seek garage space provision of
6m x 3m. These consideration will be will be taken into

account in the formulation of Reserved Matters applications.

Policy D8 ‘Landscaping’ requires landscaping to be an
integral part of the overall design. Hankinson Duckett has
advised on the Landscape Strategy to be pursued, which is
reflected in the lllustrative Masterplan and described in the
Design and Access Statement, which retains the mature trees
and hedgerows and the sense of enclosure they provide, as
well as incorporating new planting contributing to the visual
amenity of the area. Detailed landscaping proposals will be
produced as part of subsequent Reserved Matters
applications.

Policy R3 ‘Energy Efficiency’ requires that all development
includes measures to maximise energy conservation through
the design of buildings and site layout. Such energy
considerations and allied matters will be addressed at the

Reserved Matters stage.

Policy R10 ‘Water Conservation Measures’ includes an
expectation that new development incorporates water
conservation measures, wherever applicable, including
sustainable drainage systems, water storage systems, soft
landscaping and permeable surfaces to help reduce surface

water run off. These measures, including sustainable urban
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drainage measures, have been incorporated into the design
of the development as shown on the lllustrative Masterplan
and described in the Flood Risk Assessment accompanying
the Application.

Policy D9 ‘Access and Design for People with Disabilities’
requires new development to be designed to allow access, not
just for those with disabilities, but also for young children in
prams and pushchairs and those who are temporarily disabled
as a result of an accident or injury. In view of the change in
levels across the site, the lllustrative Masterplan has had
particular regard to the gradients of the roads and footpaths
within the Site in order to ensure compliance with the
requirements of the Disability Discriminatory Act. Approval of
the finished levels of the development platforms is being

sought as part of the Application.

Policy H7 ‘Affordable Housing’ includes a target of 30% for
affordable housing. Lands Improvement has agreed with the
Council’s Housing Officer that 30% of the new homes with be
affordable and of these a large proportion will be two
bedroomed dwellings; either flats or houses and possibly a
small number of bungalows. On the basis of this mix, it has
been agreed that 50% of the dwellings will be provided for
affordable rent and 50% as intermediate (shared ownership)

properties.

Policy H10 ‘Accessible Housing’ requires that all
development of five or more dwellings includes a proportion
built to Lifetime Homes standard; the details of which will be

provided at the Reserved Matters stage.

Policy OS2 — Playing Pitch Provision states that the Council
will seek to maintain its current level of playing pitch provision,
and where there is a lack of playing pitch provision, sites in

excess of 0.4 ha will be expected to contribute towards the
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provision of new facilities. The proposed development
includes the change of use of land to enable an extension of
the KGV playing fields, as detailed in paragraphs 7.10 — 7.12

below.

Policy OS3 - Play Space and Informal Open Space
Provision in New Residential Development expects new
residential development to make a contribution to the
provision of children's play space and informal open space,
where the increased demands generated by the new
households cannot be met by current levels of provision,
based on NPFA standards. A large area of public open space
for informal recreation is to be provided as part of the
development. This will be easily accessible by pedestrians
and cyclists, and be designed to be a safe and secure

environment for all people using the facility.

A children’s play area is located immediately adjacent to the
Site on land within the KGV playing fields. Although a new
facility could be provided as part of the development, following
discussions with the Parish and Borough Councils, it is
proposed to provide a financial contribution to enable the
enhancement of the existing play facilities, thereby providing

one excellent facility rather than two average ones.
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6.1

6.2

6.3

6.4

The DLP is at an advanced stage of preparation. It has passed through
its Examination and the Local Plan Inspector has issued his
preliminary conclusions and advice (Interim Report, October, 2020).
Proposed Main Modifications (MM) have been issued by the Council.
Given the progresses towards adoption now made with the DLP it is
considered that significant weight should be accorded to its policies

and proposals.

In the preparation of the DLP the Council has come to the clear
conclusion that in order to meet housing requirements Exceptional
Circumstances exist to review the boundaries of the Green Belt. This
conclusion has been endorsed by the LP Inspector in his Interim
Report (see paragraph 7.2 below).

While the Inspector has yet to issue his final report and further
modifications may be made to the plan, the Application Site has been
allocated as a site to be released from the Green Belt and allocated
for residential development since the time of the DLP Submission in
2016. There are no unresolved objections to the site’s allocation and
for the reasons set out in Section 4 above its development as
proposed is considered to accord with the policies set out in the
Framework. It is therefore considered that significant weight can be
accorded to the policies and proposals of the DLP given the provisions

of paragraph 48 of the Framework.

The strategic policies of the DLP are concerned with the scale, form
and location of new development within the Borough. Development
management policies are intended to provide detailed development
guidance and a framework for the assessment of detailed application
proposals. As an outline application with all matters reserved (save for
access) the application proposals are assessed here against the

strategy policies of the plan.
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6.5

6.6

6.7

6.8

Policy SP2 identifies the scale of growth to be provided within the
Borough over the plan period, as amounting to some 12,000 dwellings
over the period 2013 — 2032. As a consequence of delay in the
progress of the DLP the overall scale of residential development to be
provided over the plan period remains to be finalised from the outcome
from the examination process and the DLP period has been revised to
2013 - 3036. Notwithstanding that the precise scale of housing
provision has yet to be determined that consideration has no
implications for the development of the Application site.

Policy SP3 sets out the Borough'’s settlement hierarchy and identifies
Cuffley as a Large excluded village as a settlement to act as a
secondary focus for development below Welwyn Garden City and

Hatield. It characterises the settlement as:

“excluded from (not in) the Green Belt with large service
centres, but a more limited range of employment opportunities
and services than the two towns. Shops and facilities mainly
serve the community needs of these villages and those living
in surrounding rural areas. Accessibility to the main road
network is good and they are served by rail and/or bus
networks. A secondary focus for new development where this
is compatible with the scale and character of the village, and

the maintenance of Green Belt boundaries.”

Policy SP7 is concerned with the type and mix of housing and the
provision of affordable housing. The application proposals will deliver
a mix of housing types and affordable housing and accords with the

objectives of this policy.

Policy SP9 - Place making and high quality design, is a criteria based
policy that seeks to ensure that proposals delivers high quality
development which has due regard to context and local character,
addresses factors including legibility, permeability and connectivity, is
safe and secure, provides high quality public space and space for
nature and delivers good design. The illustrative Masterplan and DAS
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6.9

6.10

6.11

6.12

demonstrates that all such considerations will be addressed and
satisfied on the Application site.

Policy SP10 is concerned with sustainable design and construction
and requires that proposals should be supported by a Sustainable
design statement to demonstrate how sustainable design and
construction principles have been incorporated. These issues will be
addressed at the Reserved Matters stage.

Policy SP11 is concerned with the protection and enhancement of
critical environmental assets, including the Borough’s environmental,
ecological and heritage assets. As set out in Section 4 the supporting
documents accompanying the application have demonstrated that the
site can be sustainably developed as proposed in the Application in a
manner which minimises any impact on any environmental, ecological
and heritage asset whilst delivering environmental and bio diversity

benefits.

Policy SP12 Strategic green infrastructure is concerned with
protecting and enhancing green infrastructure across the Borough.
The analysis set out in Section 4 demonstrates how the application
proposals can enhance habitat within and on the boundaries of the site
and enhance public access to green space and recreation areas,

including the Hertfordshire Way.

Background studies undertaken by the Council (including an Open
Space, Outdoor Sport and Recreation, June 2009; and the Sports
Facility Study, March 2011) concluded there were quantitative
deficiencies in amenity green space and provision for children and/or
teenagers within Cuffley. The assessments found that all of the
amenity green spaces are concentrated in northern Cuffley although
residents to the south of the village were within walking distance of the
KGV playing fields. The Application proposals have addressed these
issues through the extension and enhance of the KGV playing field
and associated amenity and green space enhancements as set out at
para 5.14 above.
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6.13

6.14

6.15

Policy SP13 is concerned with Infrastructure delivery. The developer
contributions required of the application have been the subject of
discussion with the Borough and County Councils and agreed in
principle, as set out in Section 8 below — S.106 heads of terms.

Policy SADM33 sets out site allocations for Cuffley and identifies the
Application site as HS28 (Cuf6) - Land south of Northaw Road East,
as a residential development site with an estimated capacity of 108
dwellings. Proposed Main Modification MM/23/TBC increases this
capacity to 121 dwellings, to reflect the submission of the current
application and the provision of more up to date relevant information.
The plan notes that the site allocation is made in order to enable
housing growth key to the delivery of the plan’s growth strategy and in
accordance with the growth and settlement strategy of the plan and
Cuffley’s position as a large excluded village and to provide for a scale

of growth consistent with the settlement’s position within the hierarchy.

The policy identifies a number of site specific considerations bearing

on its development comprising:

Opportunities to create nature conservation buffer with railway bank
and southern wood boundary. Reptile survey may be required at

planning application stage;

Overhead HV Power line (National Grid) will require an easement

corridor either side;

Due to the potential for development in Cuffley to be subject to
overland flow, a specific flood risk assessment of the site will be
required at planning application stage and SuDS design would need

to take account of topography of the area to manage over land flows;

Avoid and mitigate any potential impact on Northaw Great Wood and
Wormley Hoddesdonpark Wood SSSis; and

Mitigate noise pollution from the railway.
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6.16

6.17

6.18

6.19

6.20

With regard to these considerations:

= The ecological assessments prepared in support of the
Application advise on the nature conservation approach to be
adopted to the site margins and boundaries and the required
reptile survey has been undertaken and confirms no reptiles
present on the site;

»= The lllustrative Masterplan demonstrates how the required HV
easements will be provided,;

» The Flood Risk Assessment addresses possible overland
flows and an appropriate SuDS design;

= The ecological assessments confirm that no designated site
will be impacted by the Application proposals; and

» The Noise Assessment demonstrates that noise from the

railway line can be satisfactorily mitigated.

Given the above it is considered that the application proposals are
consistent with the objective of the DLP and accord with its relevant

policies and proposals.

At its meeting on 7™ October 2014, the Council’s Cabinet resolved to
adopt the Northaw and Cuffley Neighbourhood Plan Area. This
enabled the Parish Council to commence the preparation of its
Neighbourhood Plan.

During the preparation of the Application a number of meetings have
been held with the Parish Council’s Neighbourhood Planning Group
and others to discuss the need for the provision of some new homes
on greenfield sites adjoining Cuffley and the Application site’s
suitability and availability for residential development; all as expanded
upon in the Statement of Community Involvement accompanying the

Application.

In summary this has included:
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Meetings with Northaw and Cuffley Parish Council Planning
Committee and Neighbourhood Plan Team, to discuss the Site
in the context of the Neighbourhood Plan and associated
Development Brief as well as the needs of and proposals for
the KGV Playing Fields site;

A meeting with officers at WHBC to discuss the appropriate

consultation strategy;

Setting up a dedicated website, free phone and email address;
Two design workshops, including a guided tour of the site, for

key local stakeholders which covered the following topics:

i. The Character of Cuffley and Local Services;
ii. Site Constraints and Opportunities;
iii. Access and Movement; and

iv. Leisure and Community Benefits.

The workshops were followed by a drop-in Feedback Session;

All residential and business addresses in Cuffley received an
invitation to the public exhibitions which were held on 8th and

9th May 2015. In total, 182 people attended over the two days.

The exhibitions were followed by a drop-in Feedback Session
at which the Applicant’s final lllustrative Masterplan was
displayed and more details provided on the key issues of the
proposed development. In total 212 people attended the

session.

Meetings have also been held with the KGV sports clubs and

the residents of Greenfields.

6.21 Work on the preparation of the Neighbourhood Plan has not materially

progressed pending the preparation of the DLP. However, the Parish

Council does not object to the application and has stated that it had
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intended to include a development brief for the site in the
Neighbourhood Plan. The application proposals are therefore
consistent with the emerging Neighbourhood Plan strategy.

July 2021
Ref: DJP 1129120.2
37



Lands Improvement
Land to the north east of King George V Playing Fields, Cuffley

7.1

7.2

7.3

7.4

This section assesses two elements of the Planning Considerations:

i. The ‘Very Special Circumstances’ which apply in this instance
and which clearly outweigh the potential harm to the Green Belt

by reason of inappropriateness; and

il The economic, social and environmental overarching

objectives of sustainable development.

As noted above (paragraph 6.2) in preparing the DLP the Council has
come to the clear conclusion that in order to meet housing
requirements Exceptional Circumstances exist to review the

boundaries of the Green Belt.

As set out below (see paras 7.31 et seq.) it has recently been
concluded by an Appeal Inspector that the shortfall in housing
provision within the Borough is so acute that this factor alone
constitutes Very Special Circumstances to allow residential

development on suitable Green Belt sites.

This existence of Very Special Circumstances justifying the release of
land from the Green Belt arising from the shortfall of housing provision
is a conclusion endorsed by the LP Inspector who in his interim report
of October 2020 stated (paragraph 45):

“My preliminary conclusion is that exceptional circumstances
exist for the release of sites from the GB, sufficient to meet the
housing requirement. In principle the plan seeks to meet
overall housing need in the right places through a logical and
evidence based spatial strategy that promotes sustainable

development patterns.”
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7.5

7.6

7.7

7.8

As part of this process the Application Site has been identified as being
suitable for exclusion from the Green Belt and to be allocated for
residential development to provide the scale of housing proposed in
the Application.

The Inspector went on to state that the housing need justification for
the removal of sites from the Green Belt did not justify the release of
specific individual sites: that justification would need to be based on a
comparative assessment of all suitable and deliverable sites (Interim
Report, para 49).

In their submissions to the DLP Stage 8 Hearing Sessions the Council
confirmed that the allocation of the Application site (HS28 Cuf6) as a
site to be excluded from the Green Belt and allocated for residential
development had been made on the basis of the comparative

assessment required by the Inspector.

It is not necessary here to repeat the detailed analysis undertaken by
the Council and referred to in their submission as this is all
documented as part of the public record. The Council’s overall
submission more than adequately confirms the position, wherein in
response to the Inspector's Question: 206: Do Exceptional
Circumstances exist to release this site from the Green Belt and if so
(other than Welwyn Hatfield’s housing need) what are they?, the

Council responded:
“Welwyn Hatfield Response

a) Yes, the Council consider that exceptional circumstances exist to
release the site from the Green Belt;

b) This matter is addressed, in part, by the Council’s Site Selection
Background Paper (2016 — HOUZ20), which considered exceptional

circumstances on a site-by-site borough wide basis;
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c)

d)

f)

g9)

This Council’s exceptional circumstances case, as set out in the
Site Selection Background Paper, included consideration of the
matters addressed by the Calverton Case:

1. Acuteness of the OAN;

2. Constraints on supply and land availability;

3. The consequent difficulties in achieving sustainable
development without imposing on the Green Belt;

4. The nature and extent of the harm to the Green Belt if
boundaries are reviewed.

The Council’s updated Site Selection Background Paper (2019)
updates and complements the Council’s exceptional
circumstances case and includes consideration of the fifth matter
addressed by Calverton:

5. The extent to which the consequent impacts on the
purposes of the Green Belt may be ameliorated or reduced
to the lowest reasonable extent

This matter has been considered on a site-by-site basis as set out
in the Site Templates (Appendix A of the Site Selection
Background Paper (2019) HOUS20a) that takes into account the
nature and extent of harm to the Green Belt;

Developing the site in question will lead to “moderate” harm to the
Green Belt with limited impact on separation and the formation of
robust and defensible boundaries, thus enabling an important
contribution towards the Borough’s housing need at one of the
most sustainable settlements in the Council area;

The Council’s updated Site Selection Background Paper (2019)
also provides a summary of the consequences of not imposing on
the Green Belt in Welwyn Hatfield Borough that contribute to the
exceptional circumstances case for the plan as a whole, and that
apply equally on a site-by-site basis. Whilst the proposal at the site
in question is a smaller proposal, particularly in comparison to the
larger and more strategic proposals, the contribution from smaller

allocations is still an important part of meeting the borough’s
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housing need. The consequences of not imposing on the Green

Belt would mean that the plan would fail to:

Ref: DJP 1129120.2

“boost significantly the supply of housing” for existing and

future generations for which an acute need exists;

Plan for or meet the full OAN or the identified requirement for

employment provision;

Plan positively for economic growth, allowing for changes in
the economy and businesses to remain, grow and locate in the

borough;

Ensure there is a balance between housing and employment
planned for in order to deliver sustainable development;

Adequately plan for and coordinate the delivery of
infrastructure alongside growth (noting that smaller allocations
still make a valuable and proportional contribution to local

infrastructure);

Support a sustainable pattern of development, consistent with
the Spatial Strategy and Settlement Hierarchy (as advocated
by the NPPF at Paragraph 84 [2012 Framework] where the
Council’s proposed approach does:
e Channel development first towards the urban
area, particularly at the main town of Welwyn
Garden City and Hatfield; and
e Towards town and villages inset within the
Green Belt, particularly the larger and most
sustainable villages such as Welwyn and

Welham Green.”
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7.9

7.10

It is therefore the case that the Council, as the local planning authority,
are wholly of the view that significant and substantial Very Special
Circumstances exist to justify the release of the Application site from
the Green Belt and allocate it for the scale of residential development
proposed in the Application.

In addition to the view of the Council as set out above, it is considered
there are additional Exceptional Circumstances over and above
housing land supply that exist to justify the release of the Cuf6 site

from the Green Belt these include:

The allocation in the draft Local Plan of the Cuf6é site for housing
development, based upon the analysis of the extensive evidence base

informing the Plan’s preparation;

The Local Plan’s growth and settlement strategy and identification of
Cuffley as a large village with appropriate service provision, employment
areas, primary school and good public transport facilities and as a suitable

settlement to accommodate an element of future growth;

The Green Belt Study Stage 3 concluded that the release of the Cuf6 site

would result in only moderate harm in Green Belt terms stating:

“Moreover, release of Cufé would not extend the urban area of Cuffley
further downslope to the south and therefore would not reduce the
perceived separation between the Tier 1 settlements of Cheshunt to
the east and Potters Bar to the south west. it is assumed that if the
site were to be released the adjacent school site would also be
released to create a well-defined Green Belt boundary along the
railway line to the east .”
(Green Belt Study, Appendix 6.1 Pg. 398)

4. The stated intention of the Parish Council to include a development brief

for the site in the emerging Neighbourhood Plan;
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5. The significant contribution the site will make to the provision of affordable

housing in Cuffley and the creation of a more mixed and balanced

community;

6. The allied benefits to be delivered as part of the proposed development

of the site including:

the provision of additional land to enable the extension of the
existing KGV playing fields;

improvement of the recreation use of the playing fields and
enhancement of access to the countryside through
improvements to Hertfordshire Way and the introduction of
permissive paths around the adjacent land controlled by the

applicants as site owners;

the provision of a safe and convenient pedestrian and cycle
route across the Site linking the playing field and the primary
school via South Drive; and

facilitating the implementation of the Parish Council’s
proposals as supported by the County Council for public realm

improvements along Station Road.

7.11 This package of benefits is expanded upon below.

7.12 Lands Improvement has liaised closely with the Parish Council and

local community about the needs of the area and the associated

package of benefits. As a consequence, the Very Special

Circumstances described below have arisen as a result of discussions

with the local community and can therefore be genuinely described as

Ref: DJP 1129120.2
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7.13

7.14

7.15

7.16

locally based. The issues and associated benefits raised by individual
clubs and groups are set out in greater detail in the Statement of
Community Involvement accompanying the Application.

Meetings have been held with the Head of the Primary School and the
various sports clubs about the use of, and need for, sports facilities in
the locality. Having done so, it is apparent that there is a need for

further playing pitches in Cuffley.

The proposed development, including the change of use of an area of
agricultural land to playing fields, will enable the extension of this
important sports facility in accordance with saved Local Plan Policy
0S2. This stipulates that in areas where there is a lack of playing pitch
provision substantial new developments, in excess of 0.4 hectares, will
be expected to contribute towards the provision of new facilities. The
accompanying text at paragraph 10.5 states “The District Council will
also take into account evidence of local demand, accessibility to all
user groups and the provision of ‘all weather surfaces that have a

greater capacity than traditional turfed pitches.”

The Applicant is in the unique position to facilitate the provision of an
enlarged site for the KGV playing fields, as they own 0.63 hectares of
land to the south west of the Playing Fields. It has been included within
the Application in order that it can be delivered as a significant benefit
to the local community as part of the overall proposals, and constitutes
a further aspect part of the Very Special Circumstances, justifying the

grant of planning permission in this instance.

It has been agreed with the County Council as highway authority that
a contribution will be made to enhance the two bus stop closest to the

site.

July 2021
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7.18

7.19

The Applicants are aware that local residents have previously sought
to extend the 30 mph area on Northaw Road East to the south of the
southern access into the playing fields. The Applicants are willing to
consider whether there is scope to relocate the 30 mph speed limit at
the appropriate time. In any event, there are other methods of
influencing driver behaviour and thereby reducing speeds, as shown
on the Vectos Drawing (141386/A/34) included as Appendix 3 to this
Statement, which show alternative gateway features which could be
employed in this instance and which would benefit all the local
community and not just the residents of the new development. The
proposal has been discussed with the highway authority and, subject
to the County Council’'s agreement, could be financed from the

Sustainable Transport contribution.

In order to provide a safe and convenient route to School and the
centre of the village for those who currently walk from the playing
fields’ car park, it is proposed to provide a footpath and cycleway
across the Site which will connect into the footpath at the end of South
Drive. Not only will this be a safe and attractive route of real benefit
for parents and children walking to school but it will also provide easier

access to the sports facilities for existing residents.

Lands Improvement own land to the south of the Application site which
extends around the KGV playing fields. It is aware that there is
currently an issue with dog walkers using the playing fields which
causes health and safety concerns. In order to address this matter,
Lands Improvement is willing and able to provide permissive footpaths
around its field boundaries which in association with the provision of
wider field margins would provide an attractive route for walkers,

enabling an off road connection between the Hertfordshire Way either

July 2021
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7.20

7.21

7.22

side of Northaw Road East, all as shown on the lllustrative Masterplan
included as Appendix 4 to this Statement.

In discussion with the Council’s Leisure Services Manager, it has been
suggested that added benefits of the permissive paths would be
provided, if an Information Board was erected. This could set out the
various routes available in the vicinity of the site, the distance involved
and calories expended at different walking / running rates and be
located at an appropriate point.

This is a well used route for recreational walkers from the village and
further afield. It is frequently very muddy and representations have
been received that the western section would benefit from upgrading
through the provision of appropriate surfacing. The footpath is within
the Application site and Lands Improvement have advised that they
would be willing and able to facilitate low key enhancements as part

of the development.

Lands Improvement is aware that the Parish Council is seeking public
realm enhancements to Station Road. Vectos, have considered the
scope of these enhancements in liaison with the Parish Council’s
consultants and the highway authority. On the basis of the most recent
discussions with the highway authority as set out in the Updated
Transport Assessment (2021) it is proposed that the contribution to be

made would cover work including:

= Two additional pedestrian crossings along Station Road;

= Speed reduction from the station all the way up the road to
20mph;

» Raised table crossings to assist pedestrians and discourage

rat running;

July 2021
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7.23

71.24

7.25

= Carriageway resurfacing and meridian strip running through
Station Road,;

= Enhanced paved mini roundabout at railway station entrance;
and

= Enhanced gateway feature.

The provision of these enhancements will be of significant benefit to
the local community, the Applicant is willing and able to make a
financial contribution to the cost of the works.

Cuffley School has now secured ‘Forest School’ status. This enables
a child led outdoor curriculum to be developed, firstly in the school’s
own grounds and then in a wider area. The Application Site is ideally
positioned to make a positive contribution to the School’s aspirations,
as pupils would be able to access the Site’s open spaces and wetland
areas via the public footpath, to the benefit of not only their education
but by encouraging healthier lifestyles.

By reference to census data, it is apparent that Northaw and Cuffley
has the highest percentage of those aged over 65 anywhere in the
Borough (and the lowest proportion of those under 35). This
unbalanced population structure could cause future problems in terms
of support for local services, such as the school, which would be partly
rectified by the provision of additional family housing as well as
accommodation suitable for smaller households (enabling the elderly
to downsize thereby making available family sized accommodation in
the existing stock). In this context, the proposed development would
make a positive contribution to securing a more balanced age

structure within Cuffley.

July 2021
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7.26 In accordance with paragraph 11 of the Framework, all housing

applications should be considered in the context of the presumption in

favour of sustainable development, while paragraph 72 recognises

that large number of new homes can often best be achieved through

planning for larger scale development, such as significant extensions

to existing villages.

7.27 The proposed development is regarded as sustainable development

in contributing towards the three dimensions: economic, social and

environmental, through:

Ref: DJP 1129120.2

contributing to the economic growth of the area in providing
housing for workers, creating construction jobs, generate
income, expenditure and taxation, investing in local
infrastructure and services, and generating additional spend
within the local economy and shops and services. These
economic considerations are of significant weight in the

planning balance;

contributing to the social needs of the village through
significantly boosting the supply of housing, improving the
choice and mix of housing, providing much needed affordable
housing for the village, and making financial contributions
towards social and community infrastructure where necessary.
The provision of such housing and associated developer
contributions are also of significant weight in the planning

balance; and,

contributing to the environment through providing a
development of high quality design that adds to the character
of the village and its setting within the wider landscape, which
makes effective use of land, makes prudent use of resources

with high standards of energy efficiency, well connected to the
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village’s facilities, with areas of landscaping and open space
enhancing biodiversity and the appearance of the village.
These environmental considerations should also be accorded
significant weight in the planning balance,

7.28 It is accepted that an unmet need for housing will not necessarily in

itself represent Very Special Circumstances justifying development in

the Green Belt, though where housing need is acute Very Special

Circumstances will exist (see para 7.31 below).

7.29 However, for the reason set out in detail above, Very Special

Circumstances do not relate to the single issue of housing in the

current instance, but fall to be considered in relation to the much wider

set of circumstances bearing on the determination of the current

Application, which in summary include:

Ref: DJP 1129120.2

firstly, the exceptional circumstances which the Council
acknowledges justify a review of the Green Belt, not just within
the Borough, but around sustainable settlements such as
Cuffley, in order to meet the essential development needs of
the Borough: a conclusion fully supported by the Local Plan

Inspector;

secondly, the decision reached by the Council, following a
comprehensive and exhaustive, comparative site-by-site
assessment, of all relevant considerations, to exclude the
Application site from the Green Belt and allocate it for
residential development of the scale proposed in the

Application;

finally, that the Application has been informed by the

numerous and detailed discussions held with the local
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7.30

7.31

7.32

community and reflects its aspiration to secure various

benefits in conjunction with the requisite new homes.

The development of the Site will help to secure a more sustainable
village which meets the local community’s needs for environmental,

social and economic benefits, including housing.

Finally, it is considered that the conclusion that Very Special
Circumstances exist to justify the grant of planning permission for the
Application proposals, is wholly supported by the very recent appeal
decision of 14 June 2021, in respect of land within the Green Belt at
Colney Heath, partly within the Borough and partly within the adjacent
district of St. Albans (Ref: APP/C1950/W/20/3265926). That appeal
related to residential development of up to 100 dwellings, to include
45% affordable and 10% self-build homes.

In the appeal it was common ground between the parties that the
proposals would represent inappropriate development within the
Green Belt which attracted substantial weight against the proposals
(Inspector’s Report — IR — para 10). Against that context the Inspector

identified the main issues as being:

o The effect of the proposal on the character and appearance of
the area;

e The effect of the proposal on the openness of the Green Belt
and the purses of including land within it;

e The effect of the proposed development on the setting of
nearby listed buildings;

o Whether the site is in an acceptable location with regard to
local services and facilities; and

o Whether the harm by reason of inappropriateness, and any
other harm, is clearly outweighed by other considerations, so
as to amount to the very special circumstances necessary to

justify the development

July 2021
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7.33 With regard to these main issues the Inspector found that:

The proposals would cause limited harm to the character and
appearance of the area (IR, para 18);

The proposals would result in a considerable reduction in the
openness of the site which carried substantial weight against
the proposal (IR, para 23);

As an edge of settlement site adjacent to the existing urban
edge, the proposal would have only a localised effect in terms
of safeguarding the countryside from encroachment, and
affect the broad thrust of, function and purpose of the Green
Belt in the location of the appeal site would remain (IR, para
26);

There was no evidence that the appeal proposals would
disincentivise the urban regeneration of sites elsewhere and
there would therefore be no conflict with the Green Belt
purpose of encouraging regeneration (IR, para 27);

The proposals would not result in any harm to the setting or
significance of any heritage asset (IR, para 36);

Taking account of the essence of the Framework, the
proposals represented a sustainable location for new

residential development (IR, para 41);

7.34 With regard to whether or not Very Special Circumstances existed the

Inspector found that:

Ref: DJP 1129120.2

With regard to open market housing the failure of both Councils
to be able to demonstrate — by a significant margin - a five year
supply of deliverable was a “bleak position” and the shortfall
in supply was considerable and significant (IR, para 48);
There was no evidence to suggest that this position would
markedly improve in the short to medium term (IR, para 49)
Substantial weight was accorded to the provision of market
housing which would make a very positive contribution to

supply in both local authority areas (IR, para 49)
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Evidence demonstrated that the statutory duty to provide for
self-build housing was not being met (IR, para 51);

Substantia weight should be attached to the provision of 10 self
build plots (IR, para 52);

The persistent under delivery of affordable housing presented
a critical situation (IR, para 54); and

Very substantia weight should be attached to the delivery of 45
affordable homes, taking account of the acute affordability

position (IR, para 54)

7.35 Having regard to all these considerations the Inspector’'s overall

conclusion was that:

Ref: DJP 1129120.2

“The proposals would cause harm by reason of
inappropriateness and harm to openness. Both of these attract
substantial weight. | have also attached moderate weight to
harm to the character and appearance of the area. However,
these appeals involve two local authority areas, both of which
have acute housing delivery shortages and acute affordable
housing need. The proposal would make a contribution to
addressing these needs in the form of market, self build and
affordable housing in both WHBC and SADC. | have attached
very substantial weight to the provision of both market housing
and affordable housing. | have attached substantial weight to
the provision of self build housing. These factors, when
considered collectively demonstrate that very special
circumstances do exist.

I conclude that in the case of these appeals, | find that the other
considerations in this case clearly outweigh the harm that |
have identified. Looking at the case as a whole, very special
circumstances do exist to justify inappropriate development in
the Green Belt. My findings on the other matters before me do
not lead me to a different conclusion. As a result | therefore
conclude that the proposals would comply with both the

Framework and the development plans taken as a whole. For
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the reasons given above, and having considered all other
matters raised, the appeals are allowed (PR, paras 78-79).”

7.36 Applying such an evaluation to the Application proposals it is evidently

the case that:

Both the Council and the DLP Inspector have already
concluded that Very Special Circumstances exist to exclude
the Application site from the Green Belt;

The background studies undertaken as part of the DLP have
found that the development of the Application site as proposed
would not result in any material harm to the character and
appearance of the area;

Like the Colney Heath appeal site, as an edge of settlement
site adjacent to the existing urban area, the removal of the
Application site from the Green Belt would have only a
localised effect and not compromise the broad thrust, function
and purpose of the Green Belt in this part of the Borough;

As with the appeal site there are no highway, heritage,
ecological, environmental or any other technical reason
weighing against the grant of permission for the Application
proposals; and

The conclusion of the Inspector that, in the context of the bleak
and chronic under provision of market housing and affordable
housing, the appeal proposals would significantly boost the
supply of housing such as to demonstrate that Very Special
Circumstances exist are equally applicable to the Application

proposals.

7.37 It is therefore concluded therefore that there are no adverse impacts

arising from the proposed development which outweigh the benefits

provided in terms of the delivery of much needed market and

affordable homes, the delivery of sustainable drainage, new and

improved footpath links, and wider economic benefits when assessed

Ref: DJP 1129120.2
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7.38

against the policies of the Framework. Accordingly, the ‘Very Special
Circumstances which exist in this instance should be recognised and
planning permission granted in accordance with national planning

policy and the adopted and emerging Local Plan.

It is further concluded that the Very Special Circumstances arising
from the acute problems of housing under supply generally;
affordability; and the acute under supply of affordable housing
identified by the appeal Inspector, as well as the other factors identified
including the advanced stage of preparation of the DLP and the
conclusions of the DLP inspector in his Interim Report, means that
there is no development plan or any other justification, in not reporting
the Application to Committee at the earliest opportunity, with a clear

recommendation that permission should be granted.
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8.1 The Applicant is willing to enter into an agreement(s) with the Borough

and County Councils to provide (unless the matter can be dealt with

by condition):

Vi.

Vii.

viii.

Ref: DJP 1129120.2

30% of the proposed new dwellings as affordable homes which
on the basis of a total of 121 is equivalent to 36 dwellings. The
affordable housing provision has been discussed with the
Council's Housing Officer, and having done so it has been
agreed that equal proportions of shared ownership /
intermediate properties and dwellings for affordable rent would

be provided;

any necessary off-site highway works (under Section 278 of
the Highways Act) including a financial contribution towards

the provision of a Village Gateway Improvement;
the provision of additional land for the KGV playing fields;

a financial contribution towards the enhancement of existing

sports facilities at the KGV playing fields;

contributions towards the enhancement of existing open
spaces and play facilities for the village together with a
contribution towards the maintenance of any enhancements to

open space (in lieu of on-site provision);

subject to confirmation of need, any necessary contributions

towards the improvement of local services;

subject to confirmation of need, any necessary financial
contributions towards improvements to schools that serve the

area in which the proposal is located in line with local policy;

the upgrading of the Hertfordshire Way through the Application

site in an appropriate manner;
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8.2

8.3

ix.  the provision of permissive footpaths around the land to the
south; and

X.  any other reasonable and directly related requirements as may
be shown to be necessary based on detailed evidence of need
in line with local policy.

Insofar as the need for additional school places is concerned, the
Applicant is aware of the local concerns that there is insufficient
capacity within Cuffley’s primary school to accommodate the needs
arising from the development. In order to have a detailed
understanding of the need and demand for primary school places in
the local area, the Applicant sought advice from EFM Ltd; their report

being included as Appendix 5 to this Statement. It considered:

e The birth rate amongst the current population in Cuffley and
the scope for these pupils to be allocated spaces at the
School;

e The propensity of pupils living outside Cuffley to go to school
in the village thereby filling the school,

e The scope for some Schools within the Goffs Oak area
(where many of Cuffley’s pupils live) to expand; and,

e The number of pupils who can be expected to move with their
families into the new houses during the time they are being
built.

The issue highlighted in this report is not just the number of pupils from
Cuffley who either currently attend the School or can be expected to
do so in the future but the number of pupils who live outside the village
and who travel, predominantly by car, to the School. To redress the
displacement of those pupils from outside the village who would
otherwise expect to attend the School, a financial contribution will be
made towards the provision of additional School places either in Goffs
Oak or elsewhere; a contribution which as indicated above the

Applicant is willing to make.
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8.4 This agreement is subject to any obligation being demonstrated to
meet the tests as set out at paragraph 56 of the Framework, and taking
into consideration the viability and costs associated with the
development in accordance with paragraph 57 of the Framework.

July 2021
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9.1

9.2

The proposals for up to 121 dwellings, associated infrastructure and
extension to the adjacent playing fields have been formulated taking
full account of the current Green Belt status of the application site and
the need to show that Very Special Circumstances for permitting the

development exist in this instance, as required by national policy.

In so doing, it has been acknowledged that the need for up to 121
dwellings (of which 30% will be affordable homes) does not in itself
constitute the Very Special Circumstances justifying development in
the Green Belt. However, Very Special Circumstances do not relate
to the single issue of housing but need to be considered in relation to
the much wider set of circumstances which exist in this instance. In

summary these include:

o firstly, the exceptional circumstances which the Borough
Council acknowledges justify a review of the Green Belt not
just within the Borough but around sustainable settlements

such as Cuffley; and

¢ the decision of the Council in preparing the DLP to propose to
release the application site from the Green Belt and allocate it

for the scale of development proposed in the Application;

e the Application has been informed by the numerous and
detailed discussions held with the local community and
reflects its aspiration to secure various benefits in conjunction
with the requisite new homes which can be summarised as

follows:

i. the provision of additional land for the KGV playing
fields;

ii. a financial contribution towards the alterations to the
vehicular access into the northern car park of the KGV

playing fields;
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9.3

iii. a financial contribution towards the enhancement of

sports facilities at the KGV playing fields;

iv. contributions towards the enhancement of existing
open spaces and play facilities for the village together
with a contribution towards the maintenance of any
enhancements to open space (in lieu of in-site

provision);

V. any necessary contributions towards the improvement

of local services;

Vi. the upgrading of the Hertfordshire Way in an

appropriate manner;

Vii. the provision of permissive footpaths around the land

to the south;

viii. any necessary off-site highway works, including the
provision of a gateway feature on Northaw Road East;

and

iX. other necessary contributions, financial or otherwise,
towards the improvement of local services and

facilities.

It is concluded therefore that there are no adverse impacts arising
from the proposed development which outweigh the benefits provided
in terms of the delivery of much needed market and affordable homes,
the delivery of sustainable drainage, new and improved footpath links,
and wider economic benefits when assessed against the policies of
the Framework. Accordingly, the ‘Very Special Circumstances’ which
exist in this instance should be recognised and planning permission
granted in accordance with national planning policy and the DLP.
Notwithstanding the above, however, it is also the case that in this
instance, the bleak and chronic under provision of market housing and
affordable housing in the Borough in itself, constitutes Very Special

Circumstances to justify the grant of planning permission.
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9.4 This conclusion is reinforced by the recent appeal decision at Colney
Heath where the acuteness of local housing need within the Borough
constituted the Very Special Circumstances to justify the grant of
planning permission for residential development on land within the

Green Belt.

July 2021
Ref: DJP 1129120.2
60



LETTER 18 DECEMBER 2014 FROM MARRONS
PLANNING REQUESTING A SCREENING OPINION



Marrons
Planning

This matter is being dealt with by
Matt Smith

1 Meridian South, Meridian Business Park,
Leicester, LE19 1WY

DX 710910 Leicester Meridian

T +44 (0) 0116 366 8000

Conor Guilfoyle

Welwyn Hatfield Borough Council Our ref: MS.902930.2
The Campus

Welwyn Garden City

Hertfordshire 18 December 2014
AL8 6AE

Dear Mr Guilfoyle

REQUEST FOR A SCREENING OPINION: LAND TO THE NORTH EAST AND SOUTH
WEST OF KING GEORGE V PLAYING FIELDS, CUFFLEY

| refer to the above site which is being proposed for development. This is a greenfield site
located within the Green Belt to the south of Cuffley. Lands Improvement, who own the site,
propose to submit an outline application for residential development on this land.

Under the Town and Country Planning (Environmental Impact Assessments) (England and
Wales) Regulations 2011, the development would fall within Schedule 2 (10b) where an
Environmental Impact Assessment may be required. The relevant test is set out in
Regulation 2 where EIA development is defined as:

“Development likely to have significant effects on the environment by virtue of factors
such as its nature, size or location”.

It is our opinion that there are no significant effects on the environment as a result of the
proposed development.

This letter, therefore, specifically requests a screening opinion from Welwyn Hatfield
Borough Council under Regulation 5 of the 2011 Regulations. In accordance with the
regulations, this letter encloses the following information:

1) A plan identifying the land;

2) A brief description of the nature and purpose of the development and its possible
effects on the environment; and,

3) Other relevant Information.

The Development

The development proposed consists of the erection of up to 130 dwellings associated
infrastructure and an artificial turf pitch with associated lighting. All matters reserved except

for new vehicular and pedestrian accesses to serve the site and existing playing fields, the
provision of a surface water discharge point and the levels of the development platforms.

www.marrons-planning.co.uk info@marrons-planning.co.uk
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Potential Effects

The potential effects on the environment have been considered as part of undertaking work
on the following topic areas:

Design and Access Statement — Urban Design and Masterplanning;
Transport Assessment — Transport, Traffic and Sustainability;
Archaeological Assessment — Cultural Heritage and Archaeology;
Geo-Environmental Assessment — Land Stability;

Flood Risk Assessment and Drainage Strategy — Flooding and Drainage;
Ecological Assessment — Ecology and Protected Species;

Landscape and Visual Assessment — Landscape and Visual issues;
Noise Assessment — Noise;

Air Quality Assessment — Air Quality;

Lighting Assessment — Lighting; and

Tree Survey — Trees.

Takihg each topic area in turn the following points are made.

1.

Urban Design and Masterplanning

The effect of the development of the site in respect of these issues has been
carefully considered and evaluated as part of the scheme proposals. The proposals
fully address all relevant urban design guidance and advice set out in national and
Development Plan policy. As a result, the development will provide a high quality,
well designed scheme in an attractive environment to live and work.

These matters, along with the proposals’ relationship with existing developments, are
fully detailed in the Design and Access Statement and the lllustrative Masterplan that
will accompany the planning application. The proposal would not result in any
significant effects sufficient to require an Environmental Impact Assessment.

Transport, Traffic and Sustainability

The proposal to develop up to 130 dwellings would result in an increase in the
number of vehicles utilising the surrounding road network. This is considered within
the Transport Assessment that will accompany the application. [t is not considered
the proposal would result in any significant effects sufficient to require an
Environmental Impact Assessment. The content of the Transport Assessment has
been scoped with the Highway Authority and apprioprate mitigation measures have
been agreed.

Cuitural Heritage and Archaeology

A desk top study in respect of cultural heritage and archaeology has been
undertaken and will form part of the suite of documents accompanying the planning
application, alongside a detailed Geo-physical Survey of the site which has not
identified any features of significant archaeological interest. It is considered that the




proposals would not result in any significant heritage or archaeological effects
sufficient to require an Environmental Impact Assessment.

Land Stability

The effect of the development of the site in respect of land stability has been
investigated and ground investigation surveys have been undertaken; the results of
which will accompany the planning application. The surveys demonstrate that the site
is underlain by bedrock geology comprising clay, silt and sand belonging to the
London Clay Formation. [n view of this, it is considered the proposal will not result in
any effects sufficient to require an Environmental Impact Assessment.

Flood Risk and Drainage

The hydrological impact of the proposed development is considered through the
Flood Risk Assessment which will accompany the planning application. The drainage
and other infrastructure requirements of the development can be provided to ensure
that there is no increase in impact due to the proposed development. Given the site
is located within Flood Zone 1, the development’s impact in respect of infrastructure
and flood risk would not result in any significant effects, sufficient to require an
Environmental Impact Assessment.

Ecology

An Ecological Assessment has been undertaken as part of the planning application to
demonstrate that the proposals do not have a substantial impact upon the ecological
nature of the site. In addition to the Ecological Assessment, a number of Protected
Species Surveys have also been carried out; these have also not identified any
significant ecological issues which would require an Environmental [mpact
Assessment to be undertaken.

Landscape and Visual Issues

A detailed Landscape and Visual Assessment has been undertaken as part of
preparing the planning application. This has considered the impact of the site on the
landscape and its location within the Green Belt. This assessment demonstrates that
due to the site’s location and containment within the wider tandscapse, .its
development would have a limited visual impact. In this context, there are no
significant impacts which would require an Environmental Impact Assessment.

Noise

The submitted planning application will be accompanied by a Noise Assessment
which has been fully scoped with the Council’s Environmental Health Department.
This Assessment has considered the impact existing noise sources will have on the
proposed development and the impact the development will have on existing noise
receptors. This includes an assessment into the noise levels generated by the
proposed artificial turf pitch and the existing railway line to the east of the site. The
findings of this assessment demonstrate that there are no significant noise issues
resulting from the development which will require an Environmental Impact
Assessment.




10.  Air Quality

The effect of the development of the site in respect of air quality has been
investigated, taking account of all relevant receptors surrounding the site. The resuits
of the assessment will accompany the planning application. It is considered the
proposal will not result in any effects sufficient to require an Environmental Impact
Assessment.

11. Lighting Assessment

The proposed development includes the provision of an artificial turf pitch which will
require lighting. A Lighting Assessment has been prepared which demonstrates that
there are no significant issues arising from the development which will require an
Environmental Impact Assessment.

12.  Tree Survey

The submitted planning application will be accompanied by a Tree Survey which
considers the impact of the development on the existing trees surrounding the site.
The proposed development seeks to retain as much of the existing vegetation as
possible. As will be demonstrated on the lllustrative Masterplan, the development will
provide areas of new tree planting and vegetation which enhance the existing
provision around the site boundaries. In this context, there are no significant impacts
which would require an Environmental Impact Assessment.

In respect of the application to be submitted, it is therefore considered that whilst there may
be an increase in impact on the environment due to the nature of the development, this
would not be “significant” or sufficient to require an Environmental Impact Assessment.

Conclusion

The main impacts of the proposed development are addressed through the supporting
information to be submitted with the application. It is therefore considered that, since the
result of any increased impact is not significant, there is no need for an Environmental
Impact Assessment to be provided in respect of any planning application for residential
development on this site.

The proposed development is of no more .than local importance, is not in an environmentally
sensitive or vulnerable location, nor is it unusually complex or potentially hazardous (in terms
of environmental effect).

In conclusion, it is requested that you accept this letter as a formal request for a screening
opinion under Regulation 5 of the Town and Country Planning (Environmental Impact
Assessment) (England and Wales) Regulations 2011.

Please will you advise me as soon as possible if there is any further information that you
need to order to consider this formal request.

Yours sincerely

Matt Smith
Direct Line: 0116 281 696952

E: matt.smith@marrons-planning.co.uk
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Reply To: addrass as below
Our Ref: 86/2013/12628/PA
Direct Tek 04707 357517
Fax: 01707 367255
ir Matt Smith Email:
iarrons Planning i
4 Meridian South ¢.guifoyle @welhat.gov. Uk
Mearidian Business Park 16 January 2015
Leicaster
LE19 1WY

Deaar Mr Smith

TOWN AND COUNTRY PLANNING ACT 1990 {AS AMENDED)

THE TOWN AND COUNTRY PLANNING (ENVIRONMENTAL (MPACT ASSESSMENTS)
(ENGLAND AND WALES) REGULATIONS 2011

SITE AT THE NORTH-EAST AND SOUTH-WEST OF KING GEORGE V PLAYING FIELDS,
CUFFLEY

| am writing with regards to your screening reguest dated 18 December 2014, received by the
Local Planring Authority on 19 December 2014, in relation to the above sita,

| note that the development is not contained within Schedule 1 of the Town and Country
Planning {Environmentat Impact Assessment) (England and Wales) Regulafions 1989 {the
Regulations’), However, the development does fall within paragraph 10{b} of Schedule 2 of the
Regulations, being an wban development project, the area of which exceeds 0.5ha. The
development may therefore constitute ‘ElA development’ in accordance with the definition set
out in the Regulations if the development is likely to have significant effects on the environment
by virtlte of factors such as its nature, size or {ocation,

Your letter states that the proposal will comprise the following elements:

o Up to 130 dweliings, associated infrastructure and an artificial turf pitch with assoclated
lighting - all matters are tc be reseived except for new vehicular and padesti|an accasses
to serve the site and exisling playing fields, the provision of a swiface water discharge
paint and the levels of the development platforms.

For the purposes of assessing whether the proposal requires an Envirenmental Impact
Assessment lhe Councll agrees with the conclusions set cuf in your letter in points numbered 1-
12 in relation to the consideration of the likely environmental impacts of the proposal,
Accardingly, the development wolld not give rise to significant effects on the environment, and {
adopt an opinion, on bshalf of the Council, that the development is not EIA development in
accordance with the definitfon set out in the Regulations and would not reguire an
Environmental impact Assessment,

In addition to the work undertaken on the lwslve topic areas raised in your [elter wheve you state
the pofential effects on the environment have been consldered, | also suggest that you consider

Walwyh Halfiold Borough Gouncll, Tha Canpus, Welwyn Garden Gity, Harls, ALS 6AE.
D, 0075, Welwyn Garden Clty 1
Tek 91707 357000 vy walhat gov.uk




the impacts of how the development would connect to the wider utifities networks. For exainple
impacts an electricity, gas, water and sewerage nelworks and assoclated infrastructure impacts
ol requirements,

For the avoidance of doubt this opinion should not be construad as the Counci's agreement
with any statements relating to aspects of tha proposal that also fall to be considered as pait of
the formal planning application process, For example, I point number 1 where it is stated that
“the proposals fufly address alf refevant urban design guldaence and acdvice sef out in national
and Development Plan poficy”. Clearly this [s slso a malter which will nead to be considered in
the normal manner in the context of the Development Plan as parl of the determination of any
future planning application,

| would also lilke to point out that we reserve the right to consider tha impacis of other issues
which may arise diring the pre-application stages or upon receipt of an application.

Yours slncerely,

Colin Haigh el

Head of Planning
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Introduction

1.1 The propasal is for a development of 121 dwellings on fand to the east of
Northaw Road, Cuffley.

1.2 The proposed development lies within Northaw and Cuffley Ward ("The
Ward") and the area of Welwyn Hatfield Borough Council ("planning authority”). The
education authority (Children's Services Authority) is Hertfordshire County Council
("HCC)
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Dwellings
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2.1 The ward at the end of 2011 consisted of 2,209 occupied dwellings. There
has been an increase of 43 occupled dwellings in the ward over the 11-year period'
shown below. (A 1.98% increase)

‘Year | 2001 | 2002 | 2003 | 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011
Dwellings | 2166 | 2169 | 2171 | 2177 | 2174 | 2187 | 2185 | 2198 | 2206 | 2211 | 2208
~ Changa 3 2 & 3 | 13| 2| 13| s 5 =3

Table 1: Dwelling numbers

2.2 The 2011 census gives the total number of dwellings, occupied or not, as
6,011 suggesting a 99.7% occupancy rate. This occupancy rate is very high.

2.3 Development over the last decade has not been regular. (Graph 1)

Yearly Change in Occupled Dwellings
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"Council Tax Betums published by ONS from VOA data

* The negative figures for 2005 and 2007 represent an increase in émply properties
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Births

3.1 There has been an average of 38 births per year within the ward during the
13 years shown below. Births peaked in 2004 and 2006 at 48,

Year 2001 | 2002 | 2003 | zooa | zoos | 2005 | 2007 | 2008 | 2009 | 2010 | 2011 2012 | 2013
‘Births a6 | 35 | 35 | a8 | a3 | 48 | 27 | 31 | 33 | 30 | 36 | 40 | 35
Tahle 2: Birth numbers

3.2 Beneath is a graph charting the births within the ward over the 12-year
period. Despite the slight rise in dwelling numbers there is a clear trend of falling
blrths within the ward.

Births
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3.3 The number of births relative to the number of dwellings has fallen over the
11 years shown below.

Year 2001 | 2002 | 2003 | 2004 | 2005 | 2006 | 2007 | 2008 | 2009 | 2010 | 2011

Birth/dw | 0.021| 0.016 | 0.016 | 0.022 | 0.020| 0.022 | 0.012 | 0.014 | 0.015 ] 0.014 | 0.016

Table 3 Girths per dwelling
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Births per Dwelling
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Graph 3: Births per Dwelling
Age
4.1 The median age in the ward has risen by 1.17 years in over the 12 years

shown below. Over the same period the national average has risen by two years to
39.9 years. The median age within the ward is 3.93 years above the national
average.

Mediandge | 42.66 | 4281
Table 4: Median age

4.2 There looks to be some ocutward migration of households with children aged
0-4 (between birth and attendance at primary school) but it is not possible at this
slage to be certain as to the cause and whether it is a shortage of suitable family
dwellings or not.

4.2.1  Whilst the number of births averages 38 per annum, the number of
children on roll at the twe primary schools that live in the ward at 170
children (census 2011) is just G4% of the total births in the corresponding
period. The numbers of pupils at the primary schools (525) that start at a
Cuffley primary school move out of the ward but stay at the primary school
is unknown {see 6.3 below).
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Schools

5.1 In our assessment, we have taken into account all Primary schools within a 2-
mile walking distance’, and Secondary schools that lie within a 3-mile walking
distance of the development. The 2 and 3 mile’ criteria are the distances prescribed
heyond which local authorities are required to fund transport where the nearest
available school is further away.

5.2 The authority is required to calculate how many pupils are currently on roll
in its primary schools and how many are forecast to be on roll sach year till
2018/19 in the School Capacity ("SCAP") returns. (For secondary the forecast runs to
2020/21). The SCAP s a DfE template, which each authority [ills out with the
previous January's school census (taken as being their current school roll). To
complete the SCAP return - they enter into the blank column their forecast for each
year, net of any additional children covered by 5106 agreements. (5106/CIL covered
pupils are entered separately). This is how Government allocates its funding for any
necessary additional school places that are its responsibility to provide.

Primary Schools

6.1 There are 4 schools in the local planning area; Goffs Oak Ridgeway South.
The January 2014 school rolls show the local primary schools to be considerad full
for planning purposes,

 Sheatams [T | S ooty rer | R Pacer | Recege | et 1 [oar 4| ear 3 Veqed [ veee s [eare
Dty Sotaool FREAHE] 04 Foundsilon 40 Inl-_!-_ BT (=] (] 59 &l L] 35 uy
Winoidsads Primary Schook ENT I 14 Commrity Skl aL0 ¥ ¥ kD) X ED] an 15 ¥ E2]
Kerthaw Chuech ol Englaind Prmary | FRS 4PE 15 Vohniary Alded 105 52 15 [] 18 1F 14 13 16 [E]
GolTs Oak Primary B Husery Schosl | BN SHE 15 Comounny kool JEO ficd ¥ 32 3] o 30 ki i3
Tatal 245 L3 145 117 135 131 PR 18 i [E]
Oerupancy (5] 9551 s407 [1o07a]mron | seae [ ea et | sher [ 2530
Table 5: Primary Schoals
6.2 The forecast anticipates the numbers enrolling age 4 (Reception Class) to

rise from the current 136 (2013/14 actual) to 132 (forecast 2014/15 actual

® Distances have heen caleulated based wpon the nearest avallable postcode to the site (a5 provided).
Once the development Is bullt, some parts of the site may be further/claser than shown.
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nurnbers will be available mid-fune) and then fall year on year to 100 (2017/18) and
fse to 101 In 2018/19. This excludes any impact from new dwellings where
additional places are covered by s106 agreements.

6.3 A Freedom of Information request to HCC about out-of-area pupils at
Morthaw and Cuffley Primary S5chools revealed that Morthaw Primary School has 92
puplils of which, just 38 live in the Morthaw and Cuffley area. Cuffiey Primary School
has just 251 of its 413 pupils living In the area. Morthaw Primary School has 4
pupils with a Goffs Oak home postcode and Cuffley Primary School has 81 with a
Goffs Oak home postcode, OF the out of area pupils, Morthaw Primary School has 63
puplls who live somewhere other than the Northaw and Cuffley area or the Goffs
Cak area, On the same criteria Cuffley Primary School has B8 pupils who live
somewhere other than Morthaw, Cullley or Golfs Oale.

6.3.1 A disproportionate number of pupils at the two primary schools live in
other areas with their own primary schools, At the last published count
Uanuary 20121 414 of the 556 pupils (75%) travelled 1o and from the
two schools by car.,

Secondary Schools

Z.1 The development is located broadly equidistant from Mount Grace School
and Goffs School,

7.2 As at January 2014, there was some spare capacity at Mount Grace School.
Coffs School should be considered full.

et Feiode et |G| Capaty | ox [ mion urmsee e [ Ve | Vear Vw10 [ AF R Foii
Keorink Frace School | ENG 1EX 22 |Academmy Comerder| &30 Th1 174 108 162 156 (123 167 169
Galls Schanl ENT S0 18 Arzdeny Coiarier 1050 1033 2Il 210 110 210 2 Pl 217
Tatal 1020 1794 384 318 | 372 | 366 365 T4 3RA
thooupancy | %] Ly f1.81 | $5.58 | 95.31 | 96,09 | 9740

Tahle 6: Secondary Schools
7.3 For planning purposes the two schools are in different planning areas.

7.3.1 For the SCAP return the HCC places Mount Grace School in the
"Potters Bar Secondary” planning area. This area is forecast to see on
roll year 7 pupils to rise from the currenl 522 (2013/14) to 543
(2015/16) and rise furtherto 571 in 20017/18 and 581 in 2020/21.
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7.3.2 Guoll's Scheol is in the Cheshunt secondary planning area. HCC
forocasts that Cheshunt is going to see a rise of 61 year 7 puplls by
2019/20 and ¥7 a year later. These numbers exclude the impact of
consented planning permissions for which s106 agreements are in
place,

Adding Places to Primary Schools

8.1 As a part of our analysis we have looked at the space the schools in Goff's
Oak have for expansion, IF there were potential for them to expand, they could do
so, to accommadate the pupils whao currently travel to Cuffley and Morthaw schools
from Goff's Oak and would be displaced by pupils who arise from this development,

Current |Necessary [Actual Site

School Capacity Site Area  |Area

Andrews Lane 1 1.2ha 2.14
Flamstead End 2 2.2ha 1.43
Bonneygrove 2 2.2ha 2.64
5t Paul's 1 1.2ha 0.75
Fairfields 2 2.2ha 2.24
Goffs Dak 1 1.2ha 1.27

Tabte 7: Area of Land -~ Golls Oak Schools

8.2 The site arca estimates are based on a transposition of land registry plans,
on to Google Earth for measurement, It is just an indication that there may be scope
for expansion at Andrews Lane School,

Interim Arrangements

9.1 This section considers the impact on the Cuffley schaols of this development
because of families with children of primary school age moving in.

9.2 The development is planned to comprise up to 121 dwellings, The
illustrative mix is:

a. Market: 85 dwellings (6 x 1 bed flats; 18 x 2 bed houses; 6 x 2 bed
flaks: 38 % 3 bed howses and 17 x 4 bed houses)

b. Affordable: 36 dwellings (8 % 1 bed flats; 18 % 2 bed houses; 2 x 2
hed flats: 6 x 3 bed houses and 2 =% 4 bed houses)
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9.3  The social rent dwellings can be discounted because they are allocated on
the basis of need by the local housing department and i a school place is needed
because of the placement, the school will admit the child, If necessary on appeal.
Schools have a 10% tolerance factor built into thelr teaching space standards for this
reason.

9.4 Migrant households (those moving into the District or within the District) in
Welwyn Hatfield contain on average 19 primary school age pupils per 100 dwellings
(source ONS 2011 Census).

9.5 O the mix given, the migrant households will contain 16 children (spread
aver the development period).

9.6  Welwyn Hatfield migrant households do not have an equal spread of ages of
primary school age children. (Source ONS 20711 Census) For 4 - 10 year olds they
are typically:

a. 4 year olds  24% 3.8 children
b. Syear alds  14% 2.2 children
£. B year olds 18% 2.9 children
d. 7 year olds 9% 1.4 children
e, 8yearolds 14% 2.2 children
f. Oyearolds  10% 1.6 children
q. 10 year alds  10% 1.6 children

9.7 The 4 year olds can be discounted, as they will be admitted to Cuffley
Primary School {if they apply) as part of the normal admissions {provided
applications are made al the correct time).
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9.8 The CLG National Housing Survey has not reported "distance moved’ recently
but the previously published data said:

a. 19% moved under 1 mile
b, 16.2% moved between 1 mile and under 2 miles
L. 22.8% moved between 2 miles and under 5 miles

0.9  Thus we can reasonably conclude that between 35% and 58% will not seek to
change their child's school. (For the purposes of this Briefing Mote, 35% has been
used).

Q.10 SUMMARY: Of the 16 children of primary school age that arrive at this
development, 24% (3-4} will be admitted in the nermal admissions round and a
further 35% (5-6) are unlikely 1o seck to move school, Over the period of
canstruction and first occupation of each dwelling (say 3 vyears) there will be
statistically just 7 or & children who may seek a place at Cuffley School and are
unlikely to automatically secure a place.

9117  PRACTICAL REALITY 1: tMoving to a new home is a serious matter and
generally not undertaken lightly. Invariably research will be carried out from Estate
Agents, Development Sales Office, the internet, Zoopla and Righmove, etc., and of
course Hertfordshire School Admissions, The 'statistical 7 or 8 children' (2 or 3 per
annum for a 3 year development period) is going to be zero or close 1o it

9.12  PRACTICAL REALITY 2. Desplie detailed deskiop analysis there will no
doubt be an incident of a parent turning up wnannounced and seeking a school
place. They may be lucky because all schools have some turnover of pupils. In
January 2014 Cuffley Primary School had 415 pupils and 420 spaces. By May 2014 it
hat 414 pupils. So at least in a single term in the middle of the school year at least
one pupil left and was not replaced.

Conclusions

10.1  The large number of children travelling in to the Cuffley/Morthaw area each
day indicates that the area’s two primary schools can accommaodate more children
living in the area to the equivalent of up to an additional 350-375 family dwellings.
Howevel because of pressure on primary school places generally, there will need to
be added an  eqguivalent number of primary school places elsewhere 1o
accommodate those who in the future live elsewhere and would normally secure a
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Cuffley

place at a Cuffley/Marthaw primaiy school,

10.2  ‘Fheore appears B0 be some scope For adding places elsewhere at Goffs Gak
based on the simple assessmemt of existing school sites but as the FOI resgonse
indicabes mmany children arrive each day from elsewhere,

10,3 In school-place-planning terms, the core impact of new devefopment on
printary schools is thoso children under 4 years of age and those unborn. All of the
athers are o1 roll at a schood, Parents do noet uproot their children withouk
consldering the consequences. Ik is suspected that some of Lhe attraciiveness of this
devetopment is the opportunity for residents ol Goffs Qak and other [acal cenkres to
securg a hiome in Cuffley and a guaranteed place for their currently pre-school age
children o secure o place at Cuffley Primary School. Beality dictates that for obder
chiidren, it is probably tao late to get & place ai Culfley Primary School and parents
will know this,




