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Dear Mr Chivers

Planning Application by Taylor Wimpey (North Thames)
Former Roche Buildings, Broadwater Road, Welwyn Garden City

On behalf of our clients, Taylor Wimpey North Thames, we are pleased to enclose a full
planning application for the redevelopment of the former Roche site, Broadwater Road
West, Welwyn Garden City. The application seeks permission for the erection of 209no.
{previous scheme was 207No.) dwellings and the retention and alteration of the existing
Grade 1II listed Roche reception building to enable its use as a new community facility. It
should however be acknowledged that listed buildings consent has already been granted
for works to the reception building (Ref: N6/2009/1054/LB) and therefore this application
simply seeks to change the use of the building.

This application follows from a previous submission which was dismissed at Appeal in
March 2010 on grounds of insufficient affordable housing
(APP/C1950/A/09/2113786/NWF). The Appeal Inspector did however consider the
previous application to be acceptable in all other respects. Indeed, the Inspector
concluded that the “implementation of the scheme would remove an area of dereliction
close to the town centre, generally enhance the character and appearance of the area and
act as a stimulus for the development of the rest of the Broadwater Road West area. It
would also provide valuable housing in the area and help to secure a valuable herffage
asset” (para 26).

It should also be acknowledged that the Inspector was satisfied that the appeal proposals
would not prevent the comprehensive development of the wider regeneration area in the
future, as was suggested by the Council in their reasons for refusing the previous
application. The Inspector accepted that the appeal scheme made sufficient allowances to
secure appropriate connectivity with the Bio-Park to the west and the land owned by
Tesco to the North, when those sites come forward for redevelopment in the future.

This application does not therefore seek to alter the proposals previously considered at the
appeal, other than to facilitate the provision of affordable housing and address some of
the minor concerns raised by the Council in the process of determining the previous
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application. All other aspects of the proposals, such as the design approach, layout, open spaces,
landscaping and highway layout are identical to the scheme previously endorsed by the Inspector.

Accordingly, the application comprises 4no. copies of the planning application forms and
certificates, together 4no. copies of the following documents and drawings.

Documents
iDocumenty”- MLl 3enidel T | Prepared By E
Design and Access Statement HTA Architects
Sustainability Statement -  Bluesky Unlimited
Sustainability Checklist (Within  Bluesky Unlimited
Sustainability Statement)
Transport Assessment ' DTA Transportation
Sustainable Travel Plan DTA Transportation
Flood Risk Assessment  Fenland Hydrotech
Drainage and Utilities Assessment * George Wimpey NT
Listed Building Statement DPP Heritage
Site Waste Management Plan - George Wimpey NT
Noise 'Im'pac_:t Assessment “Alan Saunders Associates i
' Landscape and Open Space Report ~ Adams Habermehl
Play Space Report ACD Landscaping
Affordable Housmg Position Statement ~ Pioneer
Ecological Statement ' ‘ Keysfone Environmental
Preliminary Bat Survey ' Keystone Environmental
Bat Actlwty Report " Keystone Environmental

Drawings

Architectural |

WGCAL (0)001 ' " Location Plan

- WGC AL (0) 010 E - ~ Proposed Masterplan — Ground Floor -

Layout

WGC AL (0) 011 B ~ Proposed Masterplan — Roof
WGCAL(0)012C ' Proposed Masterplan — Parkmg Layout '
WGC AL (®) 013A _ '  Public Open Space Plan
WGC AL (0) 110 B " Block 1 - Ground Floor Plan

WGC AL (0) 111 B ' Block 1 — First Floor Plan’
WGC AL (0} 112 B ' Block 1 — Second Floor Plan
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"WGC AL (0) 113 A

‘WGC AL (0) 114 B
WGC AL (0) 120 A
WGC AL (0) 121 A
WGC AL (0) 124 B
WGC AL (0) 130 A

WGC AL (0) 131 B

WGC AL (0) 135 B
WGC AL (0) 140 C
WGC AL (0) 141 B
WGC AL (0) 145 B
WGC AL (0) 150 A
WGC AL (0) 151
WGC AL {0) 152 A
WGC AL (0) 160 A
Listed Building
WGC AL (0) 200

WGC AL (0) 201
WGC AL (0) 210

WGC AL (0) 211
WGC AL (0) 250

'WGC AL (0) 251
WGC AL (0) 252
WGC AL (0) 260
WGC AL (0) 261
Landscapmg
0352 1.1 A

General
734906/09

) Landscape Framework

www.dppllp.com

~ Block 1 - Roof
| ‘Block 1 - Elevations

Block 2 - Ground and First Floor Plans
Block 2 — Second and Roof Plans o
Block 2 — Elevations

Block 3 - Ground and First Floor Plans
Block 3 — Second and Third Floor and
Roof Plans

Block 3 — Elevations
Block 4 — Ground and First Floor Plans

Block 4 — Second and Third Floor Plans

Block 4 — Elevations

Site Elevations

Masterplén Views
Aerial View

 Site Sections

Former Roche Building - Existing Floor
Plans

Former Roche Building — Existing 1st, 2nd
and 3rd Floor Plans

‘Former Roche Building —  Existing °
Elevations

Former Roche Bu1|d1ng EX|stmg Sections
Former Roche Bmldlng - Proposed

Basement Plan

Former Roche Building — Proposed Ground -
Floor Plan

 Former Roche Building — Proposed First -

Floor Plan ;
" Former Roche Building - Proposed
Elevations

Former Roche Building — Proposed -

Sections

'Red Line Plan

A CD containing electronic coples of each of the above documents and drawings is also enclosed,
additional copies of which can be provided on request.

This submission proposes very minor changes to the scheme which formed the subject of the
previous application and as such, under the terms of the Town and Country Planning (Fees for
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Applications and Deemed Applications) {Amendment) (England) Regulations 2008, we understand
that we are not required to pay a planning application fee in respect of this application, given that
the resubmission follows from the refusal of a previous scheme, is made by the same applicants
and involves the same redline area and is very similar proposal. Accordingly, no fee cheque is
enclosed.

The Scheme

The proposals, which are discussed in detail within the Design and Access Statement prepared by
HTA Architects, can be summarised as follows;

* 209No. residential dwellings equating to density of 74.6 dwellings per hectare

» Arange of unit types & sizes comprising the following mix;

Block 1 2 Bed FOG 7
2 BedFlat 3
3 Bed House 16 -
4 Bed House 8
Block 2 2 Bed FOG 1 ’
- 3 Bed House 23
Block3 1 Bed Flat 31 ks
' 2 Bed Flat 24
Block 4 1 Bed Flat 41
: . 86
2 Bed Flat

I N S

= Affordable housing, the number, tenure and form of which is to be determined during the

application process, depending on the availability of grant funding and aspirations of the
Council,

= Private amenity space for each dwelling provided as private gardens for houses and
balconies/terraces or communal amenity areas for flats.

» Retention and refurbishment of a valuable listed building and its conversion to community use
0 that it can become an important and integrated part of the Broadwater Road West area.

* A network of public open spaces, including an urban square and a play space for young
children.

* A comprehensive hierarchy of cycle paths and footpaths, linking the site with the surrounding
area and allowing complete permeability of the proposed built form,

» Improved vehicular access from Broadwater Road.
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= The provision of 248No. car parking spaces, comprising 223No. for residentia! uses and 25No.
spaces designated for use by the community facility.

= Car parking accommodated on the site via a variety of methods, including parking courts,
garages, basement and undercroft parking areas and on-street parking.

= The provision of 216No. cycle parking spaces for future residents of the site and 16No. spaces
for the community facility.

* A comprehensive landscaping scheme designed to create an attractive and practical public
realm which complements the proposed built form.

* The generation of 10% of the new development’s energy requirements through renewable
sources.

The application proposals have been designed in accordance with the requirements of the
Broadwater Road West SPD and as such are tailored to deliver the aspirations of the Council for
the redevelopment of the application site and the regeneration of the wider area.

Principal Matters for Consideration

Given the conclusions of the Inspector following the previous appeal, the principal matter which

requires further consideration in respect of this submission relates to the provision of affordable
housing.

Affordable housing

On grounds of viability, the previous application proposed no affordable housing. This decision was
taken as a result of a number of viability assessments undertaken prior to the application being
submitted. Negotiations in respect of viability were however ongoing throughout the application
and appeal process, such that it was established prior to the Public Inquiry that the scheme could
suppart an element of affordable housing.

The scheme considered at the Public Inquiry therefore proposed 14No. social rented dwellings,
along with financial contributions which would have been made by means of an escalator
mechanism. The mechanism would have provided the Council with funds to purchase additional
affordable units, once the development had achieved an identified level of financial return. The
Inspector was however concerned that this approach may, in the worst case scenario, result in a
considerable shortfall in affordable housing, below the level required by adepted planning policy.

In order to address the Inspectors concerns, negotiations with the Council have been ongoing
since the appeal was dismissed in order to establish an agreed position in respect of the quantity
and type of affordable housing provided by the current scheme. In an email dated the 14% July
2010, Jeremy Morton (Principal Development Manager) confirmed that the Council were prepared
to accept a reduction in the quantum of affordable units provided (below the 30% sought by Policy
H7 of the Local Plan), so long as the mix of units proposed suitably addresses local needs. This
approach is consistent with the Broadwater Road West SPD which accepts that, so long as

Reference: AH/734506/L0023 Page 5 of 10



. Former Roche Site, Welwyn Garden City www.dpplip.com

adequate justification is provided (using the GLA Toolkit), the provision of affordable housing
below 30% is acceptable.

Nevertheless, as is confirmed by the Affordable Housing Statement, prepared by Pioneer, the
application proposals are able to support the quantitative requirements of Policy H7, so long as the
mix Is weighted in favour of apartments. Should the Council wish to achieve the full 30%
affordable housing, this would be on the basis of the following mix which could only be achieved
with the benefit of grant funding;

Option 1 — 30% affordable housing (63No. units)

'| No. Social Rented - | No. Shared Owniership s

1 Béd Arpartment
2 Bed Apartment
3 Bed House

If for any reason grant funding cannot be secured then the number of affordable units which could
be supported by the scheme would be reduced, as illustrated by option 2 below:

Option 2 — 16% affordable housing (33No. units)

Unit Type/Size No. Social Rented | No. Shared Ownership
1 Bed Apartment 0 ' 17 '

2 Bed Apartment - 1;
3 Bed House

.

The Council have however previously shown a preference for a specific mix of affordable
properties, as confirmed in Jeremy Morton’s email of the 14™ July. In order to achieve the mix
identified by the Council, the overall number of units would need to be reduced to ensure that the
scheme remains viable. An approach which secures the Councils desired mix would therefore be on
the following basis and could only be achieved with the benefit of grant funding;

Option 2 — 25% affordable housing {53No. units)

"1 Bed Apartment
2 Bed Apartment
3 Bed House

4 Bed House ' 1 ' 0
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The options identified above have been formulated on the basis of agreed viability data and
therefore represent the maximum amount of affordable housing which could be supported by the
proposals in each scenario. Assuming that grant funding is secured then either Option 1 or 3 would

be achievable, Should grant funding not be available then Option 2 would represent the only viable
way forward.

Further details in regard to the distribution of affordable units across the site are provided within
the Design and Access Statement prepared by HTA Architecture, whilst the Affordable Housing

Statement by Pioneer provides all financial data and viability analysis for each scenario.

In light of the above, it is clear that the applicant has taken all reasonable steps to ensure that the
provisions of Policy H7 and the Broadwater Road West SPD are adequately addressed by the
application proposals. The Inspectors concerns in respect of affordable housing would therefore be
satisfied via the delivery of any of options identified, all of which have been formed on the basis of
a robust evidence base.

Other Matters for Consideration

Although the Inspector’s sole reason for dismissing the appeal scheme related to affordable
housing, the Council had a number of concerns which resulted in the previous application being
refused at a local level. Many of these were however overcome in the lead up to the appeal or at
the Inquiry itself, as is summarised below.

Design and Layout

Whilst the general layout and disposition of buildings and open spaces was previously considered
acceptable by the Council, concerns were raised in respect of some of the finer details, resulting in
the following amendments to the previously submitted scheme;

»  Block 1: Amendment to layout to ‘swap’ the FOG and the open space around so that the open
space is centrally located.

»  Eptrance to Scheme: Amendment to landscaping scheme to incorporate feature trees and low
level wall at the entrance of the site,

* Py Area: Amendment to open space strategy to replace the previously proposed Local Area
of Play with a Local Equipped Area of Play,

The above changes have been incorporated into the current proposals in order to address the
concerns previously raised by officers and to ensure consistency with the appeal scheme.

Officers did however also raise concerns at the time of the previous planning application in respect
of the provision of works and maintenance access to the central area of Block 4. In order to
overcome this concern, the current scheme proposes to introduce two further access points on the
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northern and southern elevations which would provide direct but secure access into the central
amenity space.

It should also be acknowledged that the Inspector endorsed the overall architectural approach
proposed, confirming that “along with the variations in scale and materials, the fenestration helps
to achieve a subtle transition from the industrial character of the larger building around the site
and the established residential area to the soutlf’ (para 20).

The appropriateness of the architectural treatment and orientation of buildings in the west of the
site was also discussed at some length during the Inquiry. The Inspector was however comfortable
that the design approach proposed in this part of the site was reasonable and acceptahle,

In light of the above, an identical design approach has been adopted by the current proposals such
that they are in full compliance with the Inspectors conclusions and therefore the provisions of the
SPD and Policy D1 of the adopted Local Plan.

Comprehensive Development

Another matter discussed at the Inquiry related to the appropriateness of the proposed layout to
allow for future connectivity with the wider regeneration area and in particular the Bio-Park to the
west and land owned by Tesco to the north. As with the appeal scheme, the current proposals
seek to create a development which can function independently of the wider regeneration area but
has the flexibility to link with future phases if and when these come forward.

Accordingly, the proposals are designed in such a way to compliment a boulevard arrangement to
the west of the site (as is envisaged by the SPD) should any part of the Bio-Park become available
for redevelopment, although there has been no indication to suggest that this is likely to occur in
the near future. Similarly, the proposed scheme is also designed to allow for connectivity to the
north. Indeed an alternative (indicative) highway layout was presented at the Inquiry which
indicated how the site could be comprehensively finked with the land to north. Written confirmation
was also provided to confirm that this approach was supported by both land owners and was
considered to be an acceptable conceptual design approach by the Highway Authority.

The Inspector considers this matter at some length within his report, eventually concluding that
the approach adopted by the appeal scheme is reasonable and appropriate, given that no firm
plans are available to predict the likely form of development on the adjacent sites. Indeed the
Inspector goes so far as to state that “the appeal scheme would not impede their fie. both the
northern and western boulevards] construction and even if agreement from the owners was not
forthcoming, the Council could have recourse to compulsory purchase powers to acquire the
necessary land’ (para 24). 1t is therefore quite clear that the approach proposed by both the
appeal scheme and the current application would not compromise the comprehensive development
of the wider regeneration area and as such is in accordance with the SPD.

Listed Building

The agreement which previously existed between the applicant and the Herts International Church,
whereby the Church would occupy the listed building following renovation works, has since been
withdrawn. This is because the Church were unable to delay their relocation plans any longer and
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have therefore found alternative accommodation elsewhere.

As a result, this submission seeks consent for a flexible community use, such that an appropriate
occupier for the listed building can be identified at a later stage. Accordingly, the submitted Travel
Plan provides a flexible strategy whereby the sustainable transport needs of the community
building will be met, regardless of the end user. The level of dedicated parking provided for the
building (25 spaces) would therefore remain the same as previously proposed, whilst the
sustainable transport measures identified by the Travel Plan would be adapted to address any
additional need, as and when it is identified.

Given that the Highway Authority previously considered the parking arrangements and
complimentary Travel Plan to be acceptable to serve the needs of the church, there is no reason
why the same approach should not be adopted in respect of the current proposals, subject to
reaching agreement over the scope and content of the Travel Plan.

$106 Financial Contributions

It was agreed prior to the Public Inquiry that a 5106 Legal Agreement would need to secure
affordable housing, along with the following payments towards social and physical infrastructure;

*  Highway Improvement Works (£75,000) »  Childcare Facilities (£12,174)
*  Sustainable Transport (£230,000) *  Nursery Facilities (£35,092)

e Transport (£3,252) *  Primary Education (£198,779)
»  Traffic Regulation Order (£5,000) e  Library Facilities (£26,130)

e Youth Facilities (£3,886)

Each of the above will therefore be secured via an appropriate legal agreement, to be drafted in
collaboration with the Council’s solicitors.

Conclusions

This application follows from a previous identical submission, the merits of which were fully
considered and assessed at a Public Inquiry in February 2010. Following the Inquiry the Inspector
dismissed the appeal for a single reason relating to the provision of affordable housing. Agreement
has subsequently been reached between the applicant and the Council in respect of the viability
information provided by the applicant. On this basis three options area proposed for the provision
of affordable housing, as follows;

With Grant Funding - Option 1 — 30% affordable housing (63No. units) — weighted in
favour of apartments.
Option 3 - 25% affordable housing (53No. units) — greater
proportion of houses.

Without Grant Funding - Option 2 — 16% affordable housing (33No. units)

Assuming that grant funding is secured then either Option 1 or 3 would be achievable. Should
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grant funding be withdrawn then Option 2 would represent the only viable way forward.

All other aspects of the appeal scheme were considered to be acceptable by the appeal inspector

and therefore these very similar proposals should ‘by their very nature’ also be considered
acceptable.

The proposed development is capable of offering tangible improvements the local area which
would genuinely contribute to the regeneration of Broadwater Road West, and as such, would act
as a catalyst for the regeneration of the wider area.

For the reasons provided above, the application proposals are in full accordance with the
requirements and aspirations of national and development plan policy. The development would not
cause harm to interests of acknowledged importance and the Council is therefore respectively
requested to grant permission.

Yours sincerely

Geoff Armstrong

DPP

Enc. As Above

Ce. Mr B Beyzade - Taylor Wimpy North Thames

Reference: AH/734906/L0023 Page 10 of 10



