
 

 

ITEM NUMBER: 5a 
 

22/01258/MFA Development of site to provide 32 residential units for social rent. 
The scheme includes 3 three-storey buildings to provide 9 
one-bedroom flats, 6 two-bedroom flats, and 3 two-bedroom 
wheelchair accessible units. The scheme also includes the 
construction of twelve houses to provide 8 two-bedroom houses, 4 
three-bedroom houses, and 2 three-bedroom wheelchair 
accessible units. The proposal also includes associated car 
parking, private and communal amenity space and public open 
space provision. 

Site Address: Land At Marchmont Farm Adjacent Laidon Square Hemel 
Hempstead Hertfordshire HP2  

Applicant/Agent: Mr Gerard Brennan Miss Erin Khudairy 

Case Officer: Nigel Gibbs 

Parish/Ward: Hemel Hempstead (No Parish) Grovehill 

Referral to Committee: This is a Council Planning Application 

 
1. RECOMMENDATION  
 
That the decision be DELEGATED with a view to approval subject to the completion of a Unilateral 
Undertaking to address a range of matters. These are the provision of 100% social rent affordable 
housing, off-site biodiversity net gain, public open space, the ecological mitigation for the Chiltern 
Beechwoods Special Area of Conservation and the reservation of a strip of land for a future 
emergency access to the wider part of Site LA1 Marchmont Farm Housing Site. 
 
2. SUMMARY 
 
2.1 The principle of residential development at this Council owned site is acceptable, as it forms a 
small part of the LA1 Housing Site Allocation. LA1 provides for 300 to 400 new units, 5 travellers 
pitches, an extension to Margaret Lloyd Park/ Open Space, a sustainable drainage scheme with a 
new access from the Hemel East- West Link Road (A4147) and the need for an emergency access. 
 
2.2 The proposed scheme would deliver a compact high quality sustainable development, designed 
to be a functional and visually integral part of the long established adjoining housing at Grovehill, but 
also to form an important part of the whole LA1 residential development.  
 
2.3 The proposed 32 social rent affordable dwellings would provide a mix of dwellings, with an 
emphasis upon the provision of units for persons with disabilities which would make an important 
contribution to the Council’s housing stock. 
 
2.4 The development would be served by an access from Laidon Square. It would also reserve a 
strip of land to provide the emergency access to the main LA1 site. 
 
2.5 The application site was originally shown to be proposed open space submitted by Homes 
England’s outline application 4/00045/19/MOA for the development of LA1 as a whole. This 
application was withdrawn and superseded by Homes England’s revised application 19/02749/MOA 
which excluded the Council owned land. This enabled the Council’s Housing Development Team to 
take a separate approach to the Council land’s development for housing. This was in the context of 
recognising the wider expectations of the policy approach to LA1 through site allocation LA1 and the 
associated Master Plan.  
 



 

 

2.6 Following resolution of the ecological biodiversity net gain issues, there are no fundamental or 
apparent overriding objections to the current proposal, subject to the need to address the details of 
the surface water drainage. 
 
2.7  The development would in overall terms be in accordance with Core Strategy Policies NP1, 
CS1, CS2, CS3, CS4, CS10, CS11, CS12 , CS17, CS18 , CS19, LA1 Site Allocation Master Plan 
and other relevant development plan policies, and the overall approach of National Planning Policy 
Framework in delivering sustainable development through its economic, social and environmental 
objectives. 
 
2.8 The application was submitted following local community engagement, including a pre-arranged 

virtual meeting involving local residents, local Councillors and Housing Team officers. 

 
3. SITE DESCRIPTION 
 
3. 1 This stand- alone 0.67Ha lozenge/ crescent shaped site of open grassland featuring Blackthorn 
and Bramble scrub, forms part of the northern edge of the allocated LA1 Site.  
 
3.2 The site adjoins 37 Rannock Walk to its north west, housing to the north and northeast at Laidon 
Square, fenced sloping farmland to the south west and Piccotts End Lane to the south east which is 
linked to Margaret Lloyd Park. The land generally slopes from north to south and from west to east, 
but with the lowest point towards the site’s central part on the southern boundary. A level difference 
of 4.5m has been recorded from north to south and 2.5m from east to west. The land is used as an 
informal footpath access to Margaret Lloyd Park. Concrete blocks have been installed to block 
access from Laidon Square which is served by an elongated communal parking bay, with Laidon 
Square linked to Leven Way. 
 
3.3 The elongated curved northern boundary features substantial planting and an associated 
embankment, separating the site from the roadway serving Laidon Square and from the rear 
gardens of the adjoining houses. No. 37 Rannock is an end of terrace 2 storey gable roof house. The 
front of the dwellings in this part of Rannock Walk face southwards served by a lit linking footpath, 
with the main gardens and garages to the rear in a ‘Radburn’ type layout. Washington Avenue is 
located close by providing a main bus stop.  
 
3.4 The application site together with the main part of LA1 was removed from the Green Belt through 
the adoption of the Dacorum Core Strategy (2013), which designated the land as a Local Allocation 
LA1 for new housing in the Hemel Place Strategy. The site is located within Landscape Character 
Area 123 (High Gade Valley), Parking and CIL Zone 3 and an Air Limits Zone. 
 
3.5 Through the Site Allocation LA1 it is expected that an emergency access is provided linking  
Laidon Square with the main Homes England residential development following the occupation of 
the 299 dwelling. 
 
 
4. PROPOSAL 
 

4.1 This Council based scheme is for the construction of 32 residential units for social rent.  

 
4.2 This cul-de sac scheme comprises of 3 brick built three-storey flat roofed blocks of flats and two 
storey gable roof grey concrete roof tile brick finished terraced and semi detached dwellings. The 
scheme would provide 9 one bedroom, 17 two bedroom and 6 three bedroom dwellings. The 5 
wheelchair accessible units would be split between the 3 flats and 2 houses. The flats would be 
finished in a buff coloured brickwork and the houses in pink/purple brickwork.  
 



 

 

4.3 The site would be served by access at the northern end onto Laidon Square with a strip of land 
adjoining 37 Rannock Walk reserved for the aforementioned emergency access linked to the 
proposed access’s bellmouth. The access strip would be dedicated as highway. 
 
4.4 The access, featuring tree planting on its northern side, and serving a partially tree lined central 
roadway would be constructed to adoptable standards, but not transferred for adoption to 
Hertfordshire County Council thus remaining under the jurisdiction of this Council. The roadway 
would be served by a quasi-turning head at its eastern end. 
 
4.5 The central roadway would serve 2 blocks (‘A’ and ‘B’) of flat roofed apartments flats on part of its 
northern side, known as ‘A’ and ‘B’. The southern side of the roadway would feature 14 two storey 
gable roofed houses in two 6 unit terraces. The houses comprise of a mix of 2 and 3 bedroom units 
and a pair of 3 bedroom semi detached at the south eastern end. The semis would adjoin the third 
block of flats, known as ‘C’ which would partially face directly onto the head of the cul de sac. Public 
open space would be located to the south east of Block C, with an associated footpaths link to 
Picotts End Lane. 
 
4.6 The 14 houses would face onto the adjoining farmland and appear stepped, replicating  Rannock 
Walk site layout. A low fenced footpath would lie in front of the houses connecting Rannock Walk 
footpath with Picotts End pathway via the aforementioned open space. In mirroring the housing 
layout design at Rannock Walk, the houses would be served by individual rear gardens and curtilage 
parking, cycle, bin stores, sheds and air source heat pumps. 
 
4.7 The flat blocks would incorporate balconies and rooftop solar panels and be served by 
communal bin and cycle stores. Blocks A and B would feature a shared amenity area, with C 
benefitting from facing onto the open space. There would be 2 communal parking areas located to 
each side of A and B. A substation would be located close to Block A near to the site’s entrance.  
 
4.8 The range of dwellings would be:  
 
2 x 3 bed 5 person wheelchair unit houses: 147-148m2 

4 x 3 bed 5 person houses:t 101-102m2 

8 x 2 bed 4 person houses: 84-87m2 

3 x 2 bed 4 person wheelchair unit flat: 83m2 

6 x 2 bed 4 person flats : 73m2 

9 x 1 bed 2 person flats 54-56m2 

 

 
 
5. PLANNING HISTORY 
 
Planning Applications  
 
19/02749/MOA - 19/02749/MOA: Outline planning for up to 350 dwellings, land for 5 gypsy & 
traveller pitches. Vehicular access from A4147, public open space including extension to Margaret 
Lloyd Park and associated landscaping, infrastructure and drainage. Detailed approval for access 
arrangements (Revised Scheme: Emergency Access Link to Laidon Square)  
Pending Completion of S106 Agreement. 
 
4/00045/19/MOA - Outline planning application to include up to 350 dwellings (c3), land for five 
gypsy and traveller pitches, vehicular access from the a4147, public open space including extension 
to margaret lloyd park and associated landscaping, infrastructure and drainage. Detailed approval 
for access arrangements only with all other matters reserved.  
WDN - 13th November 2019. 
 



 

 

 
 6. CONSTRAINTS 
 
CIL Zone: CIL3 
North And East Hemel Hempstead Growth Areas 
Neighbourhood Plan Area: Grovehill 
Open Land: Grovehill 
Parish: Hemel Hempstead Non-Parish 
RAF Halton and Chenies Zone: Green (15.2m) 
Residential Area (Town/Village): Residential Area in Town Village (Hemel Hempstead) 
Residential Character Area: HCA32 
Smoke Control Order 
Parking Standards: New Zone 3 
Town: Hemel Hempstead 
 
7. REPRESENTATIONS 
 
Consultation responses 
 
7.1 These are reproduced in full at Appendix A. 
 
Neighbour notification/site notice responses 
  
7.2 These are reproduced in full at Appendix B. 
 
 
 

8. PLANNING POLICIES  
 
8.1 Main Documents  
 
National Planning Policy Framework (2021) 
National Planning Policy Guidance 
National Design Guide 
Dacorum Core Strategy 2006-2031 (adopted September 2013)  
Dacorum Borough Local Plan 1999-2011 (adopted April 2004)  
Site Allocations Development Plan Document 2017 (May 2017) 
Local Allocation LA1 Marchmont Farm Master Plan (May 2017) 
Grovehill Neighbourhood Plan 2016- 2031(May 2018) 
 
 
8.2 Dacorum Core Strategy 
 
NP1 - Supporting Development  
CS1 - Distribution of Development  
CS3 – Managing Selected Development Sites  
CS4 - The Towns and Large Villages  
CS8 – Sustainable Transport 
CS9- Management of Roads  
CS10 - Quality of Settlement Design  
CS11 - Quality of Neighbourhood Design  
CS12 - Quality of Site Design  
CS13 – Quality of the Public Realm  
CS17 – New Housing  
CS18 – Mix of Housing  



 

 

CS19 – Affordable Housing  
CS22 – New Accommodation for Gypsies and Travellers 
CS23 – Social Infrastructure 
CS25- Landscape Character 
CS26- Green Infrastructure 
CS27- Quality of the Historic Environment 
CS28- Carbon Emission Reductions 
CS29 - Sustainable Design and Construction  
CS31 – Water Management  
CS32 – Air, Soil and Water Quality  
CS33 – Hemel Hempstead Town Centre  
CS35 – Infrastructure and Developer Contributions  
Local Allocations: LA1 page 153  
 
Hemel Hempstead Place Strategy 
 
8.3 Dacorum Local Plan  
 
Policy 10 – Optimising the Use of Urban Land  
Policy 12 - Infrastructure Provision and Phasing  
Policy 13 - Planning Conditions and Planning Obligations  
Policy 18 – The Size of New Dwellings  
Policy 21 – Density of Residential Development  
Policy 51 – Development and Transport Impacts  
Policy 54- Highway Design 
Policy 58 – Private Parking Provision  
Policy 62- Cyclists 
Policy 73 – Leisure Space 
Policy 79- Footpath Network 
Policy 99 – Preservation of Trees, Hedgerows and Woodlands  
Policy 100- Tree and Woodland Management 
Policy 111 – Height of Buildings  
Policy 113- Exterior Lighting 
Policy 118 – Important Archaeological Remains  
Policy 129 – Storage and Recycling of Waste on Development Sites 
  
Appendix 3– Layout and Design  
Appendix 6- Open Space 
Appendix 8- Exterior Lighting 
 
8.4 Grovehill Futures Neighbourhood Plan  
 
Policy 3- Housing 
Policy 4- Improving Access and Connectivity 
Grovehill Community Projects 
 
8.5 Local Allocation LA1 Marchmont Farm Master Plan 
 
Marchmont Farm Vision, Key Development Principles, Delivery and Phasing 
 
8.6 Site Allocations Development Plan Document 2017 
 
Policy SA3- Improving Transport Infrastructure 
Policy SA8 – Local Allocations LA1  
Policy SA 9- Meeting Community Needs 



 

 

Policy T/10 – Link for LA1 
Hemel Place Strategy Schedule for Hemel: Hemel: Local Allocation Green Belt boundary 

amendments  

Planning Inspectorate’s Report for the Site Allocations: LA1 pp 43, 44 and 45  

 
8.7 Grovehill Futures Neighbourhood Plan  
 
Policy 3- Housing 
Policy 4- Improving Access and Connectivity 
Grovehill Community Projects 
 
8.8 Other(1) 
 
Parking Standards Supplementary Planning Document (Nov 2020)  

Environmental Guidelines Supplementary Planning Document  

Dacorum Landscape Character Assessment  

Refuse Storage Advice Note (2015)  

Affordable Housing Clarification Note  

Supplementary Planning Document Area Based Policies 

Supplementary Planning Document Energy Efficiency and Conservation  

Supplementary Planning Document Sustainable Development Advice Note Water Conservation  

Supplementary Planning Document Planning requirements for waste water Advice Note Draft 

Dacorum Strategic Design Guide Parts 1 and 2: Design Principles  

8.9 Other (2)  

Chilterns Conservation Board Management Plan 2019-2024  

Hertfordshire County Council Local Transport Plan 4 

 
CONSIDERATIONS 
 
9.1 The main issues are: 
 
Policy and principle. 
Design / Layout. 
Impact upon the residential amenity of existing dwellings. 
Highway Implications. 
 

Principle of Development 
 
The Local and National Approach to New Housing 
 
9.2 The importance of providing new homes is a central theme of the Core Strategy. This is 
comprehensively explained by its Chapter 14 and reinforced by The Site Allocations Development 
Plan Document.  
 



 

 

9.3 The Core Strategy predates the National Planning Policy Framework (the Framework) wherein 
new housing is pivotal to delivering sustainable development. This is expressed through its Part 5 
–‘Delivering a sufficient supply of homes’, with an emphasis upon maintaining the 5 year supply.  
 
9.4 This is set against the Core Strategy’s Settlement Hierarchy (Table 1) confirmation that Hemel is 
the Borough’s Main Centre for Development and Change. It is expected to be the focus for housing 
development within Dacorum, providing sufficient homes to meet the natural growth of its 
population. Policy CS1 reflects this. 
 
9.5 In doing so, CS1 expects that several criteria are satisfied. These include maintaining the 
existing neighbourhood pattern, making the best use of existing green infrastructure, that any new 
development should be based upon the neighbourhood concept, providing its own infrastructure and 
supporting relevant town-wide needs. 
 
9.6 In consolidating this approach, the Core Strategy focusses upon the Location and Management 
of Development with a sequential approach for the choice of sites, with an emphasis upon optimising 
the effective use of existing land. Policy CS2 includes the specified extensions to defined 
settlements, which are Local Allocations identified by Policy CS3 and Table 9 (p91). This includes 
Marchmont Farm LA1 as providing 300 units to be delivered in the Plan period 2006 to 2032, with 
local allocations period commencing 2021.  
 
9.7 This approach is reinforced by Hemel Hempstead Place Strategy through its Local Objectives, 
Delivering the Vision with reference to the role of Marchmont Farm Local Allocation (p144) and full 
details Local Allocation LA1 (p153). 
 
9.8 Policy CS17 supports new residential development to meet the district housing 
Allocation, with saved Policy 10 of the Dacorum Borough Local Plan (DBLP) expecting the 
optimisation of urban land. This approach is set against the Framework’s emphasis upon delivering 
sustainable development – with the social objective of providing a sufficient number and range of 
new homes, as expressed through Part 5 - Delivering a sufficient supply of homes. 
 
9.9 Policy CS18 addresses the requirement to support a choice of homes through the provision of a 
range of housing types, sizes and tenure under criterion (a) housing for those with special needs 
through criterion (b) and affordable housing at criterion (c). This echoes the Framework’s s 
Paragraph 62 which addresses the needs for different groups. These include, but are not limited to 
those who require affordable housing, families children, older people, students, people with 
disabilities, service families, travellers, people who rent their homes and people wishing to 
commission or build their homes.  
 
9.10 Policy CS19 specifically addresses the important role of affordable housing which needs to be 
considered in conjunction with the Framework’s Paragraph 64 and associated PPG.  
 
9.11 In terms of layout, Policies CS10, CS11 and CS12, the Framework’s emphasis through its 
Parts 12 and 8 upon the importance of high quality design/ promoting healthy and safe communities, 
and the National Design Guide are complemented by saved DBLP Appendix 3 establishing the 
parameters for new development. 
 
9.12 These housing based policies are set against the Framework’s approach to ‘making effective 

use of land’ under its Part 11 with specific regard to achieving appropriate densities under 

paragraphs 124 and 125. Paragraph 125 explains that where there is a shortage of land for meeting 

housing needs, it is expected that developments make optimal use of each site. This provides a 

context for saved DBLP Policy 21 regarding Density of Residential Development. 



 

 

9.13 Also in considering the application, the Council does not have a demonstrable 5-year supply of 
deliverable housing sites. Under the Framework’s Paragraph 11, through the ‘tilted balance’ 
planning permission should therefore be granted unless any adverse impacts would significantly 
and demonstrably outweigh the benefits, or if specific policies within the Framework that protect 
areas or assets of particular importance provide clear reasons for refusal. 
 
The Role of LA1: Site Development Expectations and Master Plan 
  
9.14 This overall approach is set against the already established expectations of how LA1 delivers 
the housing development, with reference to the expectations and the LA1 Dacorum Core Strategy 
and the associated LA1 Marchmont Farm Master Plan’s Vision and Key Development Principles. 
 
9.15. Since the adoption of the Master Plan there have been a wide range of material changes which 
are listed at Appendix C. These include the Grovehill Future Neighbourhood Plan which includes the 
role of Marchmont Farm in delivering housing through its Policy 3. 
 
LA1: Dacorum Core Strategy 
 
9.16 This specifies:  
 
Table 1: Core Strategy Extract for LA1  
Proposals  

 Around 300 new homes 

 Extend Margaret Lloyd Park. 
 
Principles 

 A mix of two storey and three storey housing including around 40% affordable homes. 

 A contribution must be made towards educational and community facilities. 

 The layout, design, density and landscaping must create a soft edge with the adjoining 
Green Belt boundary. 

 New strategic landscaping to mitigate impact of new development on the Gade Valley and 
help ensure its separation from Piccotts End. 

 Impact on the local road network mitigated through the promotion of sustainable travel 
options, including pedestrian links to the local centre. 

 
Delivery 

 The proposal will be delivered as an allocation in the Site Allocations DPD where detailed 
planning requirements will be established. 

 
Dacorum Site Allocation Development Plan Document 
 
9.17 This specifies:  
  
Table 2: Site Allocation DPD Extract for Policy LA1: Local Allocation 1 at Marchmont Farm as 
identified on the Policies Map has been released from the Green Belt and will deliver the following: 

 300-350 homes; 

 a Traveller site of 5 pitches; 

 an extension to Margaret Lloyd Park; 

 the provision of a locally equipped area of plan (LEAP); and 

 inclusion of a sustainable drainage (SUDS) basin. 
 
Marchmont Farm Master Plan: Marchmont Farm Vision 
 
9.18 This specifies:  



 

 

 
The new part of Grovehill will be an attractive place in its own right. Its character and appearance will 
complement and enhance Grovehill. The development will be integrated with the rest of Grovehill 
through the use of the local centre and other shared services, facilities and open space. Pedestrian 
and cycle routes will permeate the neighbourhood. 
 
9.19  The new area will be an inclusive community, designed to be safe and secure. There will be a 
mix of homes, accommodating both smaller households and family homes. Development will be 
spacious and will allow views of the countryside in the Gade valley. Open space will permeate the 
neighbourhood, providing links between Margaret Lloyd Park, Howe Grove and the wider 
countryside. 
 
Key Development Principles 
 
9.20 This specifies:  
 
The following principles have been used to guide the site master plan and will be used to assess the 
subsequent planning application, with reference to an Indicative Site Layout 

 Deliver a mix of housing, including 40% affordable homes. 

 Provide for family homes and larger, more spacious properties within a range a provision. 

 Incorporate 5 pitches for gypsies and travellers at the site with good access to the primary 
road network. 

 Limit buildings to two storeys, except where a higher element would create interest and focal 
points in the street scene and is appropriate in terms of topography and visual impact. 

 Enlarge Margaret Lloyd Park; arrange the open space to ensure a pleasant, coherent and 
wildlife-friendly network linking to Hunting Gate Wood and Howe Grove. 

 Soften views of housing from the countryside by use of planting, by retaining appropriate 
hedges and by siting open space carefully. 

 Provide a soft edge to the countryside and ensure visual and physical separation from 
Piccotts End. 

 Incorporate a sustainable drainage system throughout the site including the use of green 
space as a basin. 

 Plan good pedestrian and cycle access to Henry Wells Square and to key services, such as 
bus stops and community facilities. 

 Take the main vehicular access from East –West Link Road (A4147). 
 
The Master Plan Indicative Spatial Layout p8  
 
9.21 This shows the north western half part of the site to be developed with the other half to be new 

open space.  The Plan diagrammatically identifies the land as part of a ‘green ecological link along 

the edge of Grovehill linking the countryside and Howe Grove’ (Figure 11) and occupies a prominent 

elevated position.  The Plan explains a range of development Principles - Homes, Design, Green 

Space, Open Space; Landscape Infrastructure, Services and Utilities, Highways and Access, Green 

Belt Boundary and the Countryside.  The approach to LA1 is also reinforced by The Grovehill Future 

Neighbourhood Plan in particular Policy 3 (Housing) and to some extent, Policy 4 (Improving Access 

and Connectivity).  

Design / Layout Assessment of the Application 

9.22  Due to the Application Site’s size and being developed as a ‘stand alone’ scheme it is a difficult 

exercise to precisely translate/ apply all the wide variety of the LA1 design expectations.  This is with 

reference to LA1 Policy, the Site Allocation Development Plan Document and the Master Plans 

expectations for the whole site, as expressed through the Development Principles.  Also, it should 

be recognised that for the Council to develop the site it has to be viable.  Importantly, 



 

 

diagrammatically the template Master Plan’s Indicative Spatial Layout (Master Plan Figure 12. p45) 

shows part of the site to be developed, split with Open Space provision. The proposal represents a 

diluted version of this, with more development and less open space but an approach, which has 

been fully acknowledged by the Planning Team.   

9.23 In terms of the Marchmont Farm Vision the development would be an attractive place in its own 

right, with its character and appearance complementing and enhancing Grovehill and becoming an 

integral part of the Neighbourhood, with the new residents able to use all its facilities, benefitting 

from being linked to the wider pedestrian network, including Margaret Lloyd Park.  It will be an 

inclusive community, designed to be safe and secure, providing for smaller households  and family 

homes, with complementary designated open space which would seamlessly ‘fuse’ with the wide 

open space area proposed through the main LA1 development . It also allows for the provision of a 

future emergency access and potential pedestrian/ cycle link with Laidon Square as identified by the 

Indicative Spatial Layout 

9.24 In summary, in overall terms, with some shortcomings, based upon developing the site in 

isolation, it is considered that the proposal would be in accordance with the Key Development Brief 

Principles referred to by Page 7 of the Master Plan. There is a mix of housing with the focus upon 

affordable (well above the expected 40%) and family homes. The houses are 2 storey, with the three 

storey flats being acceptable in this location, there is the provision of additional open space 

connected to the Margaret Lloyd Park extension and the objective is to provide a sustainable 

drainage system.  

9.25 The respective Design Principles are considered below. Each of which specify a range of 

criteria and associated explanatory notes. 

Homes Principles.  

Overall, there is compliance, including the space requirements expected by the Council’s Housing 

Development Team and is focussed upon a type of affordable housing which is needed overall in 

accordance with the Master Plan’s Paras 6.11 to 6.14, very importantly including for people with 

disabilities. The 5 pitches for gypsies and travellers are to be delivered by the main Homes England 

LA1 site. 

Design Principles.   

With the exception of retaining all the existing northern landscape buffer, all these would be 

achieved. However, the scheme would be complemented by extensive new planting, with a  

recommended condition addressing lighting and a sustainable approach to construction with an 

expectation that the development would accord, where feasible to ‘Building for Life’. 

Green Space Principles.  

As confirmed it is acknowledged that there would be the loss of existing planting which has been 

fully discussed with the Trees & Woodlands Team with the approach to drainage under review. The 

provision of the open space would provide green infrastructure and complement the expected 

enlarged Margaret Lloyd Park which would be delivered by the main LA1 development. In addition, 

the role of Biodiversity with full engagement with Hertfordshire Ecology has been most important as 

referred to below, including the ecological upgrading of nearby Council owned land. 

Open Space.  

The open space provision forms an integral part of the submitted scheme. Although the proportion of 

the site allocated for POS is less than shown diagrammatically (but not by precise quantum) by the 

Indicated Spatial Layout, it is in accordance with the level previously specified by the Spatial 



 

 

Planning Team. As confirmed earlier it would form a part of the expected wider Margaret Lloyd Park 

extension and its future maintenance would be subject to the Unilateral Obligation. 

Landscape Principles.  

As confirmed there would be the loss of the  existing unbroken  existing northern boundary on part of 

the prominent ridge line, which is necessary to accommodate the scheme, but with the opportunity 

to establish some new planting and associated open space. 

Infrastructure, Services and Utilities Principles.  

The approach to drainage is under review. 

Highways and Access Principles.  

The integration of the site with the existing highway network, including the link with Laidon Square 

and the ‘future proof’ reservation of the emergency access are pivotal elements of the proposed 

scheme, with no objections from Hertfordshire Country Council Highways.   

Green Belt Boundary and Countryside Principles. 

The structural soft landscaping and footpath links issues have been previously reviewed. 

9.26 In taking a pragmatic view, it is most important in this context to refer to the Design & 
Conservation Team’s response to the application:  
 
‘We are supportive of this application and believe that the development will provide 32 high quality 

new social rent homes including 5 WCH units. The high quality design and landscape proposed will 

add an attractive and well integrated new development in the Grovehill neighbourhood.   

Design Review:  

Elevations are of attractive and high quality appearance with details that add interest such as hit and 

miss panels, solider courses and sculpted side entry porches which will provide an attractive 

frontage to views into the development such as from the public footpath. We are supportive of 

materials which reference brick that is typical in the area for the houses and a buff brick for the 

apartments which we believe gives a more unique and landmark appearance to the blocks whilst still 

relating in tone to the local palette. We note the bronze window reveals and ironmongery which 

contribute to a high quality and attractive façade composition.  

The height and scale of 2-3 storeys is appropriate for the area and well-hidden via the belt of mature 

trees. The 3D model shows a gentle uplift in height which we think sits comfortably within the 

topography of the site and neighbouring properties. We note that this additional height of 3 stories 

and combination of houses and flats with balconies will provide a much improved level of passive 

surveillance of the public realm and central street.  

Gardens and public realm have been designed in a pro-social way to foster interaction via providing 

picnic benches, bench seating, shared front gardens in a central overlooked street space. We 

welcome the reverse back garden design which overlook the main street in the development and 

believe that the increased permeability here will encourage a sense of community along with the 

balconies of the flats which also overlook the street. Shared surface block sets treatment to car park 

will allow street to function as both a car park whilst maintaining an attractive and pedestrian focused 

area. 

We note ground floor band of planting in front of the apartment windows does not appear to show on 

the landscape or ground floor plan. Despite the windows facing the car park being high up from 

ground due to levels, we would suggest that a small band of defensible space should be integrated 



 

 

to the GF units facing the car park to assist with unit privacy preventing people to walk directly up to 

the window. This could be a small band of planting / hedging or stone/pebble guttering detail’. 

Recommendation: 

We support this application and believe will make for a well designed landmark development in the 

area and beneficial addition of delivering new high quality homes  

Final external materials, hard landscaping and door and window details should be subject to 

condition’.  

9.27 This very positive analysis is in knowledge that the proposed two storey dwellings would ensure 
‘visual cohesion’ with the established adjoining Rannock Walk housing with an active street 
frotntage. This would create the relatively seamless integration of this part of the development with 
the local area. Moreover, this integration is reinforced by the role of site’s footpaths/  layout linking 
the development to Rannock Walk, Laidon Square, Piccotts End Lane and Margaret Lloyd Park, 
with allocated Public Open Space (of  0.0922Ha- in accordance with pre application advice) 
representing a well located transitionary point between the development and Margaret Lloyd Park.   
 
9.28 This very inclusive, compact  ‘well designed landmark development’  with a density of 48 
dwellings per hectare, featuring all units designed to the National Prescribed Technical Standards 
national space standards and 5 dwellings for persons with disabilities, would provide an excellent 
mix of units with inbuilt natural surveillance and sense of community, making an effective use of the 
land, complemented by structural open space. This is notwithstanding the loss of 23 trees including 
an important tree to facilitate the access (to which the Trees & Woodlands Team has raised no 
objection), with recognition of the role of new structural planting and the protection of retained trees 
during construction. Overall it is considered to be in accordance with Grovehill Neighbourhood Plan 
Policy 3. 
 
(Note: All the dwellings would be provided with useable amenity areas, complemented by the 
proposed Public Open Space and the nearness of Margaret Lloyd Park, acknowledging that the 
gardens for the 2 bedroom units are more limited in size beyond the patio areas because of the 
location of their respective in garden’ parking spaces. 
 

78m² of private garden spaced for the 3 bed 5 person wheelchair unit houses, 
71m² for the 3 bed 5 person houses  
44m² for the 2 bed 4 person houses. 
All flats are provided with private amenity balconies or terraces with an area of 9m² for the 2 
bed flats and 5.5m² for the 1 bed flats).  

 
Impact on Residential Amenity of Adjoining Dwellings 
 
9.29 This is with reference to Policy CS12 ,CS32  and Saved Appendix 3 (Layout and Design of 
Residential Areas) of the Dacorum Borough Local Plan, regarding the impact of noise/ disturbance , 
visual intrusion/ impact (whether overbearing/oppressive), privacy and the receipt of light. 
 
9.30 There should not be an adverse impact of the existing dwellings. With regard to no. 37 Rannock 
Walk, there would be adequate spacing. It is expected that the area of land between that reserved 
for the emergency access adjoining no. 37 would be permanently cordoned off until required to 
prevent anti social behaviour.   
 
9.31 With regard to the impact of Flat Blocks A and B, due to the difference in levels A and B would 
appear as two storey dwellings in relation to the dwellings to the north in Laidon Square. It is not an 
ideal relationship taking into account the removal of planting. However, it is not considered that there 
would be a case to refuse planning permission based upon the impact with due regard to the level of 
spacing and the window design, subject to high level windows / obscure glazing being installed, 



 

 

serving the northern windows of flat Blocks A  (Units 3 and 5 : First and Second Floors) and B (Units 
3 and 5 : First and Second Floors).  This takes into account the following clarifications: 
 
‘Concerning light, the Building Research Establishment’s (BRE) ‘Site layout planning for daylight 
and sunlight: a guide to good practice’ has been followed.  
 
The apartments are located to the northern and eastern edge of the site. The eastern block is 
located away from existing homes and forms a continuation of the terrace of houses along the 
southern edge of the site. As with the houses, dual aspect living spaces are incorporated to deliver 
good quality daylight within the new homes. 
 
The northern block of apartments are positioned close to the boundary, but set a storey down into 
the ground. The existing embankment along the northern boundary is reinforced with a new 
retaining wall and the ground lowered within the site to provide a level suitable for construction. The 
reduced level ensures the new flats do not adversely impact on the existing homes to the north along 
Laidon Square. 
 
A technical section has been produced which identifies that the new homes do not fall within the 25 
degree viewing angle from neighbouring ground floor windows. The methodology follows 
thguidance of the BRE report; Site layout planning for daylight and sunlight, 2011 and demonstrates 
that a formal sunlight/daylight analysis is not required for the properties. The new homes are 
positioned 20m away from the existing houses on Laidon Square and have an internal arrangement 
which orientates primary windows away from neighbouring properties and gardens. Where windows 
are introduced to the northern elevations they are fitted with translucent glazing to maintain privacy’. 
 

9.32 With regard to noise, the only issue is ensuring that the installation of the 17 air source heat 
pumps is controlled with reference to the expectations of the submitted Noise Impact Report. This 
recommends the installation of acoustic enclosures and the use of anti-vibration measures. These 
are addressed by a recommended condition. 
 
Highways/ Access/ Parking/ Sustainable Location 
 
General  
 
9.33 There is no objection from HCC Highways. 
 
Access/ Sight Lines 
 
9.34 The design of the access is acceptable to HCC Highways.  Refuse and fire tenders can access 
the site with a turning area at the head of the cul de sac. Clarification is being sought regarding the 
access facilities, given Hertfordshire Fire & Rescue’s response. This is because the submitted 
Transport Statement shows the swept path analysis for a fire tender at 2.5m in width whereas HFRS’ 
are 2.9m with the need to ensure that the roadway is of adequate width to accommodate the 5 
parking bays. 
 
Fire Hydrant 
 
9.35 The provision of a fire hydrant is necessary. 
 
Disabled Access/ Inclusive Access 
 
9.36 This is addressed with full regard to the provision of 5 units for persons with disabilities, 
including the 2 ground floor apartments providing access for wheelchairs. 
 
Parking  



 

 

 
9.37 There is adequate parking to accord with the standards, with a Parking Stress Study 
completed.  The submitted Transport Statement confirms that the results demonstrate overall 
parking stress levels of 74% and 82% during both overnight periods, with at least 66 legitimate 
parking spaces being available in the vicinity of the site overnight. The results indicate parking stress 
levels below 85% (which is generally accepted as representing a high level of parking stress), 
demonstrating that there is sufficient spare capacity locally to accommodate some displaced parking 
as a result of the proposals. In addition it is clarified that the 8 existing parking spaces on the 
southern side of the carriageway on Laidon Square at the front of the site would be retained as 
existing following the proposals to ensure that no existing parking for existing dwellings in the local 
area is lost as a consequence of the proposed development. 
 
9.38 The proposal would be served by 46 parking spaces in a combination of allocated and 
unallocated spaces : 
 

The proposals comprise 14 houses and 18 flats (including 3 wheelchair units), including 
a mix of 1-3 bed units. The proposed parking provision per unit type is : 

 
6 x 3bed houses with 2 in curtilage spaces per unit (12 spaces) – 13.5 spaces required in 
total (6x2.25). Each would be provided with 2 allocated car parking spaces in the form of 
driveways. Unallocated 1.5 spaces.  

 
8 x 2bed houses with 1 in curtilage space per unit (8 spaces) – 12 spaces required in total 
(8x1.5).  
Unallocated 4 spaces. 

 
3 x 2b wheelchair flats with 1 allocated space per unit (3 spaces) – 4.5 required in total 
(3x1.5) .3 allocated. 

 
Total : 23 Allocated Spaces  

 
6 x 2bed flats - 7.2 spaces required in total (6x1.2) unallocated 

 
9 x 1bed flats – 9 spaces required in total (9x1) unallocated 

 
Total : 16 Unallocated Spaces   

 
Unallocated Spaces for 2 and Bed Houses- 5.5  
Unallocated Spaces for Wheelchair Flats- 1.5  

 
Total: 7 Unallocated  Spaces 

 
Total : 46 parking spaces based upon a mix of allocated and unallocated provision  

 
The unallocated spaces would include 5 along the roadway.  

 
3 Disabled parking spaces - equivalent to 6.5% of the total provision, in accordance with 
DBC parking standards. Sufficient EV charging provision would also be provided, in 
accordance with DBC’s standards with 50% of all spaces to have active provision, with the 
remaining 50% to have passive provision. 

 
9.39 Car parking for the flats is located within unallocated parking courts. The parking incorporates 3 
parking bays assigned to the ground floor 2 bedroom units. Unallocated parking is supplemented 
with 5 on street bays along the central shared surface which can be used by visitors. It would be 
necessary for the roadway to be at least 6m to accommodate the parking bay width (2.4m) and to 



 

 

enable ingress and egress by service vehicles.  All the curtilage parking for each house would be 
provided with power for hard wired EV charging points and the unallocated parking within the 
courtyard areas is provided with passive charging capacity. 
 
Sustainable Location 
 
9.40 The site is accessible by walking, bus and cycle to a range of facilities in Grovehill and Hemel. 
 
Future Emergency Access for the LA1 Main Development 
 
9.41 This is addressed through the plans reserving a strip of land which would be ensured through 
the Unilateral Undertaking. 
 
Refuse Storage  
 
9.42 This is provided for the dwellings and flats. 
 
Piccotts End Footpath  
 
9.43 It is not considered that there would be an adverse effect. 
 
Other Considerations 

Affordable Housing and Housing for Persons with Disabilities 

9.44 The delivery of 100% social rent dwellings is a very positive element of the scheme reinforced 

by the mix and availability of 5 units for people with disabilities. The proposal exceeds the 

expectations of LA1 and the Master Plan and should be considered to be a reason to lower the level 

of affordable housing on other parts of the LA1 main site. 

9.45 The Housing Team identified a need for wheelchair units and homes with mobility scooter 
parking provision. 
 
Ecological Implications 
 
9.46 This is with reference to the expectations of CS26 and the Framework’s Part 15 – Conserving 
and enhancing the natural environment and the opportunity for 2 nearby fields within Grovehill to 
provide offsetting and biodiversity net gain. 
 
9.47 Following a recent review of the updated approach by the Applicant’s Ecologist, Hertfordshire 
Ecology has advised that: 
 

‘Summary of advice: 
• Minimum 10% biodiversity net gain achieved. 
Supporting documents: 
The application is supported by the following report: 
• Preliminary Ecological Appraisal Survey by Arbtech, (report date 
(01/06/2020). 
• Biodiversity Metric 3.1 calculation (report date 22/09/2022) 
• Biodiversity Net Gain Plan by Ecology By Design (report date September 
2022) 
 
Comments: 
The submitted metric calculation shows a biodiversity net gain 10.58 net gain for area habitats and 
30.63% for hedgerows will be achieved for the combined post development habitats within the 



 

 

application site and the Grove Playing fields offsite location. These results also satisfy the metric 
trading rules and can be considered to represent a meaningful biodiversity improvement. 
 
I do not consider there is any fundamental problem with these proposals. 
 
However, I note the following point: I previously, prior to the production of this metric, raised issues 
with the onsite proposed habitats shown on the development landscaping plans in terms of their 
achievability and sustainability within the site’s limitations. Whilst I do not disagree that the habitat 
management prescription given within the Biodiversity Net Gain Plan if fully implicated will deliver 
the target condition. I note that managing the majority of the onsite grassland as a hay meadow 
would exclude its use as a recreational space by residents over large sections of the summer.  
 
Given this achieves (sic) only c10 % of the overall BU achieved and that there is an alternative offsite 
location available that might be further enhanced the LPA may choose to take a view on the 
suitability of this measure. 
 
Overall, the proposals meet the biodiversity net gain expectations laid out in the Environment Act. In 
accordance with the recommendations of the report the proposals will need to be supported by more 
detailed Management and Monitoring Plans and Landscape and Ecological Management Plan. 
These 

should be secured by Condition’.  
 
9.48 These issues can be addressed by a condition for on site ecology and a Unilateral Undertaking 
for off site Biodiversity Net Gain. 
 
Drainage/ Water / Contamination/ Land Stability/ Air Quality     
 
9.49 This is with reference to Policies CS29, CS31 and CS32 and Parts 14 and 15 4 of Framework.  
  
Drainage 
 
9.50 There has been a need for the LPA to seek independent drainage advice from an appointed 
consultant. This is because there being no response from Hertfordshire Lead Flood Authority. The 
consultant has requested additional information which has been provided. The Committee will be 
updated at the meeting. This is set against the background that Thames Water has raised no foul or 
surface water objections. 
 
Water 
 
9.51 There has been no response from Affinity Water. 
 
Contamination 
 
9.52 The Council’s Scientific Team has recommended a contamination discovery condition. 
 
Land Stability 
 
9.53 There are no apparent issues. 
 
Air Quality    
 
9.54 There are no apparent issues. 
  
 
 



 

 

Sustainable Construction 
 
9.55 This is with reference to the expectations of Policy CS29 and the Framework’s Part 14 – 
‘Meeting the challenge of climate change.’ with reference to Paragraphs 152 to 158. 
  
9.56 The supporting submitted document has confirmed that ‘in the absence of any policy relating to 
energy standards and the outdated nature of the Sustainable Development Advice Note (2016), the 
development team have identified a series of sustainability standards that will enable a net zero 
carbon development to be facilitated through a fabric first approach focusing on insulation and air 
tightness. The strategy incorporates air source heat pumps and a mechanical ventilation system 
with heat recovery, supplemented with solar photovoltaic panels units to reduce carbon emissions 
and minimise running costs for tenants as part of a non gas development. 
 
9.57 The supporting document comprehensively addresses the issue with clarification upon 
achieving significant CO2 emission reduction. This is based upon an energy hierarchy of :‘1. ‘Be 
Lean’: Use less energy, 2. ‘Be Clean’: Supply energy efficiently and 3. ‘Be Green’: Use renewable 
energy’ .   
 
9.58 In the absence of existing district heating/cooling networks, the design proposals have been 
based on onsite community heating to provide the annual space heating and hot water demand for 
the apartments. The use of Air Source Heat Pumps has been considered as a feasible technology to 
provide the site-wide space heating and hot water load. Communal ASHPs for the apartment blocks 
will be located in a dedicated compound on the flat roofs of the apartment blocks. The houses will be 
provided with individual ASHPs located in the respective rear gardens. 
 
9.59 Due to the spacing of the development, the houses will be provided with individual space 
heating and hot water systems due to the significant increase in the length of distribution pipework 
that would be required. This would increase distribution losses across the system reducing the 
efficiency of the system.  
 
9.60 The use of solar PV array will help offset the electrical demand from grid electricity, reducing 
both site-wide CO2 emissions and running costs.  The installation of wind turbine, solar thermal or 
solar hot water, ground source heat pumps and biomass were not considered to be feasible. 
 
9.61 The LPA is awaiting details relating to overheating. 
 
Crime Prevention/ Security 
 
9.62 As confirmed the layout has been designed to ensure that there is natural surveillance. There 
has been considerable attention to creating a safe environment for a cul de- sac which are generally 
considered to be a safer environment.  
 
9.63 The location of windows, parking areas, the approach to the footpath layout and maintaining a 
fenced area around the emergency access to eliminate anti – social behaviour, in conjunction with 
the expected role of exterior lighting and CCTV, reflect this careful approach. It is anticipated that the 
development would be constructed in accordance with Secured by Design standard requirements, 
as confirmed by Hertfordshire Constabulary, ‘particularly as the development will be used for social 
rent and could potentially house some vulnerable’. 
 
Exterior Lighting 
 
9.64 This is with reference to Policies CS29, CS32, saved DBLP Policy 113 and Appendix 8 and the 
Framework’s Paragraph 185 (c).  
 



 

 

9.65 A condition is recommended to address the residential amenity, safeguarding the environment, 
crime prevention/ security, the ecological implications and highway safety. 
 
Utilities 
 
9.66 There have been no adverse responses received from the electricity and gas operators. On this 
basis, it must be assumed that there are no inbuilt problems associated with its location / use. 
 
Environmental Impact Assessment  
 
9.67 This is not an EIA development. 
 
Air Limits 
 
9.68 NATS has confirmed that the proposal does not conflict with its safeguarding criteria. 
Accordingly, NATS (En Route) Public Limited Company ("NERL") has no safeguarding objection to 
the proposal. 
 
Chiltern Beechwoods Special Area of Conservation 
 
9.69 Natural England wrote to the LPA on the 14th March following the publication of the Footprint 
Ecology Report and as a result, the Council is unable to grant permission for planning applications 
which result in a net gain of dwellings located within the zone of influence of the Chiltern 
Beechwoods Special Area of Conservation (CBSAC) until an appropriate assessment of the 
scheme can be undertaken and appropriate mitigation secured to offset the recreational pressures 
and adverse effects of new development to the CBSAC.  
 
9.70 As such, in light of the obligations set out in the Conservation of Habitats and Species 
Regulations 2017, the LPA consider that, as the scheme is for new dwellings and there is a possible 
likelihood that these dwellings could adversely affect the integrity of the SAC (Chilterns 
Beechwoods) it is necessary to secure Mitigation to reduce the impact on the SAC (SAMM) and 
discourage visitors away from the SAC (SANG). Dacorum are currently producing a Mitigation 
Strategy which will set out specific tariffs towards SAMM and SANG, most likely on a per dwelling 
calculation to offset the negative impact of the development on the Integrity of the SAC. Once 
complete, the LPA will be in position to seek these financial contributions by means of a S106 in 
order to complete its obligations under the Habitat Regulations.  
 
Local Response to the Application 
 
9.71 There has been limited response to the application from the local community and it is 
considered that the issues identified have been adequately addressed. 
 
Pre Application 
 
9.72  There was extensive pre application dialogue with relevant technical consultees. 
 
Statement of Community Involvement by the Housing Development Team 
 
9.73 A Community consultation was carried out through the Dacorum Borough Council team and 
representatives of the Grovehill Neighbourhood Association and Grovehill Future.  
 
9.74 As a consequence of these initial discussions a public consultation event was held on 6th 
January 2022 which was attended by residents and the three local Councillors. 
 



 

 

‘A consultation event was held on 6th January 2022 to review the proposed development. 
An invitation was issued to all local residents and the event was held on line. At this event 
the proposed development was presented to local residents and all were given the 
opportunity to ask questions or give any comments or feedback they had about the 
proposals. Local Councillors also attended this event. 
 
A Frequently Asked Question sheet was collated from the event and a copy issued to all 
local residents and Cllrs for record and information. 
 
From the consultation event it was evident that parking on the wider estate is a particular 
problem for the existing residents on the Grovehill Estate. After the meeting the DBC’s 
Development Team met with the team that manages verge hardening within the Council to 
review the potential to provide additional parking within the Grovehill Estate. We can confirm 
that a number of areas have been identified and this is currently being reviewed by 
engineers for viability. 
 
The development team at DBC also held separate meetings with the Local Councillors to 
review the development, discuss the proposed design and take on board their comments. 
 
A meeting was also held with the Grovehill Community Group to present the scheme and 
welcomed comments from the Group on the design and layout of the development’. 
 
9.75 It has also been confirmed that: 
 
The process has resulted in the following actions being undertaken in response to feedback on the 
proposals: 
 
• Car parking numbers have been reviewed to confirm compliance with planning policy. 
• The quantum of electric vehicle charging points has been clarified. 
• Additional measures have been incorporated to address anti-social motorcycle riding. 
• Position of public open space assessed against wider recreation land allocation. 
• Location of access road reviewed against tree locations, existing off site car parking and the   
position of the Homes England emergency access route. 
 
Community Infrastructure Levy 
 
9.76 There have been no requests for additional payments from the relevant consultees. 
 
9.77 The proposed development would be subject to Community Infrastructure Levy (CIL) charges 
in accordance with Policy CS33 of the Core Strategy and the 'Charging Schedule'. The site is 
located within CIL Zone 3 and therefore a charge of £100 per square metre (plus indexation) would 
be levied against the proposal.  
 
9.78 The applicants may be eligible for an exemption from the charge as an affordable housing 
provider and subject to the submission of a relevant and complete relief claim.  
 
Strategic Planning Team Advice 
 
9.79 Confirms the following: 
 
 
 
 



 

 

Infrastructure 

 
‘I can confirm that this application does not trigger specific infrastructure requirements under 
the current Infrastructure Delivery Plan 2017 or the emerging Infrastructure Delivery Plan 
(2020) which was consulted on as part of the Regulation 18 consultation of the emerging 
Local Plan. 
 
However, infrastructure in the immediate vicinity of the site may be affected and therefore it 
is advised that relevant infrastructure providers are consulted as appropriate e.g. highways 
and transportation, education, community facilities (HCC/DBC/Town and Parish Councils), 
health, parks and open spaces, sports and play, emergency services, utilities and flood 
protection authorities.  
 
Obligations under the Chilterns Beechwoods Recreational Pressure Mitigation Strategy 
must be met as appropriate. 
 
Dacorum is a Community Infrastructure Levy (CIL) collecting authority and any CIL liability 
is calculated at the point of grant of permission. Developers should ensure that all CIL 
matters have been dealt with prior to commencement of the development. Any queries 
relating to CIL should be emailed to CIL@dacorum.gov.uk’.  
  
Unilateral Undertaking/ Planning Obligation 
 
9.80 This would address: 
 
Affordable Housing. All the units would be for rented social housing. 
 
Biodiversity Net Gain/ Offsetting. An off site provision on the area of nearby Council owned land in 
conjunction with the permanent provision and maintenance of public open space. 
 
Open Space Provision. 
 
Chiltern Beechwoods. A contribution to the Mitigation Strategy. 
 
Note: The provision of a fire hydrant(s) is addressed through a recommended condition. 
 
Conditions 
 
9.79 A range of conditions have been recommended in accordance with the established 6 tests. 
These include the withdrawal of permitted development rights for the houses given the need to 
balance built development with retained garden space, taking into account that the houses are 
served by storage sheds and the gardens are partially used for car parking in the ‘Radburn’ housing 
layout. This fully takes into account the Framework’s Paragraph 54 - ‘planning conditions should not 
be used to restrict national permitted development rights unless there is clear justification to do so’.  
 
Procedural Issue: Publicity  
 
9.80 Although the application was advertised as a major development, this excludes reference to 
affecting Piccotts End a Right of Way 31. Although it is not considered that the scheme would  
adversely affect the ROW it is considered that publicity is necessary given the development’s  
connection to a Right of Way. 
 
 



 

 

10. CONCLUSION 
 
10.1 The site forms a small part of the LA1 Housing Site Allocation. The application site is to be 
developed independently and separately by the Council’s Housing Development Team, in providing 
100% social rent housing as a ‘stand – alone’ scheme. 
 
10.2 The scheme would deliver a high quality, compact and high density development providing a 
mix of units, which would be physically seamlessly integrated into the existing adjoining long 
established residential development, forming a new part of the Grovehill Neighbourhood.  This 
would be without harm to the residential amenity of the locality, with no outstanding highway related 
objections and no overriding apparent environmental issues, subject to the resolution of the 
drainage issues’. 
 
10.3 This compact scheme makes an efficient use of a limited site with some constraints, in 
delivering much needed social housing. Overall, it would provide sustainable development in 
accordance with the Framework’s economic, social and environmental objectives, and where 
technically/ physically feasible be in accordance with the overall expectations of the Development 
Brief, the relevant development plan policies and the expectations of the National Planning Policy 
Framework. 
 
 
11. RECOMMENDATION 
 
 
11.1 That planning permission be DELEGATED with a view to APPROVAL subject to the  
advertisement of the application affecting Right of Way 31, the conditions as recommended below 
and completion of a S.106 agreement /Unilateral Undertaking to secure: Affordable Housing (all the 
units rented social housing); Biodiversity Net Gain/ Offsetting, off site provision and maintenance of 
public open space; open Space Provision; and financial contribution in respect of ecological 
mitigation for the Chiltern Beechwood Special Area of Conservation (SAC). 
 
Conditions and Reasons:  
 
 1. The development hereby permitted shall begin before the expiration of three years 

from the date of this permission. 
  
 Reason:  To comply with the requirements of Section 91 (1) of the Town and Country 

Planning Act 1990, as amended by Section 51 (1) of the Planning and Compulsory Purchase 
Act 2004. 

 
 2. No development (excluding ground investigations) shall take place until additional 

details of the materials to be used in the construction of the dwellings hereby 
permitted have been submitted to and approved in writing by the Local Planning 
Authority. Development shall be carried out in accordance with the approved details. 
.Please do not send materials to the Council offices. Materials should be kept on site 
and arrangements made with the Planning Officer for inspection.  

  
 Reason: To ensure satisfactory appearance to the development and to safeguard the visual 

character of the area in accordance with Policies CS11 and CS12 of the Dacorum Borough 
Core Strategy (2013). 

 
 3. Notwithstanding Condition 2, other materials to be used for the development hereby 

permitted shall be carried out fully in accordance with the hard landscape details 
specified by the Landscape Plans 517.02 Rev C and 517.03A.  All the approved hard 
landscaping shall be provided before the occupation of any of the dwellings hereby 



 

 

permitted.  Thereafter all of the approved hard landscaping shall be retained at all 
times. 

  
 Reason: To ensure satisfactory appearance to the development and to safeguard the visual 

character  and residential amenity of the locality of the area in accordance with Policies 
CS11 and CS12 of the Dacorum Borough Core Strategy (2013). 

 
 4. All the planting shown by Landscape Plans 517.02 Rev C and 517.03A shall be carried 

out fully in accordance with the approved details during the first planting season 
following the first occupation of any of the dwellings hereby permitted. Any tree or 
shrub which forms part of the approved landscaping scheme which within a period of 
5 years from planting fails to become established, becomes seriously damaged or 
diseased, dies or for any reason is removed shall be replaced in the next planting 
season by a tree or shrub of a species, size and maturity. 

  
 Reason:  To improve the appearance of the development and its contribution to biodiversity 

and the local environment, as required by saved Policy 99 of the Dacorum Borough Local 
Plan (2004) and Policy CS12 (e) of the Dacorum Core Strategy (2013). 

 
 5. Prior to the first occupation of any of the dwellings hereby permitted all the highway 

works, access road, on-site car parking and turning areas shall be constructed, laid 
out, demarcated, surfaced and drained in accordance with the approved plans and 
retained and made available thereafter for that specific use.  The turning area shall be 
suitable to service fire tenders and the provision of a 6m wide roadway. 

  
 Reason: In order to protect highway safety and the amenity of other users of the public 

highway and rights of way, in accordance with saved Policies 51 and 54 of the Dacorum 
Borough Local Plan (2004), Policy CS8 of the Dacorum Borough Core Strategy (2013) and 

 Paragraphs 110 and 112 of the National Planning Policy Framework (2021). The details are 
required prior to commencement to ensure that the construction of the development does not 
result in any risks to highway safety. 

 
6.  Prior to the first occupation of any of the dwellings hereby permitted full details shall 

be submitted to and approved in writing by the Local Planning Authority to illustrate 
the following: 

 
a. Detailed plans for the proposed emergency access route (indicated hatched 
green as "land reserved for emergency access road" on drawing no. PL050) 
including surfacing, which must also be designed to provide access for 
cyclists and pedestrians at all times; 
 
b. Approval from Hertfordshire Fire and Rescue on the proposed emergency 
access route. 
 
c. Extension of the green hatched area to the edge of the existing adopted 
highway boundary on Laidon Square. 

  
Reason: To ensure suitable, safe and satisfactory planning and development of the site in 

 accordance with Policy 5 of Hertfordshire's Local Transport Plan (adopted 2018) 
  
7. Notwithstanding the details shown by the approved plans no on-site works above 

slab level shall commence until a detailed scheme for the necessary offsite highway 
improvement works as indicated on drawing number PL 050 have been submitted to 
and approved in writing by the Local Planning Authority. These works shall include: 

  



 

 

 a)  Vehicle bellmouth access into the site from Laidon Square and any associated 
works and tactile paving and pedestrian dropped kerbs on either side of the proposed 
bellmouth access. 

  
 b) Highway Improvements - Offsite (Implementation / Construction) 
 Prior to the first use of the development hereby permitted the offsite highway 

improvement works referred to in Part a) of this condition shall be completed in 
accordance with the approved details.  

  
 Reason: In order to protect highway safety and the amenity of other users of the public 

highway and rights of way, in accordance with saved Policies 51 and 54 of the Dacorum 
Borough Local Plan (2004), Policy CS8 of the Dacorum Borough Core Strategy (2013) and 

 Paragraphs 110 and 112 of the National Planning Policy Framework (2021). The details are 
required prior to commencement to ensure that the construction of the development does not 
result in any risks to highway safety. In order to protect highway safety and the amenity of 
other users of the public highway and rights of way and to ensure construction of a 
satisfactory development and that the highway improvement works are designed to an 
appropriate standard in the interest of highway safety and amenity and in accordance with 
Policy 5, 13 and 21 of Hertfordshire's Local Transport Plan (adopted 2018). The details are 
required prior to commencement to ensure that the construction of the development does not 
result in any risks to highway safety. 

 
8. Within 6 months of the date of this decision a fire hydrant(s) shall have been 

submitted to and approved in writing by the local planning authority. Such details 
shall include provision of the mains water services for the development whether by 
means of existing water services, new mains, or extension to or diversion of existing 
services where the provision of fire hydrants is considered necessary. The proposed 
development shall not be occupied until such measures have been implemented in 
accordance with the approved details. 

  
 Reason: With reference to the submitted Fire Statement to ensure that the layout of the 

residential development is provided adequate fire fighting infrastructure in accordance with 
Policies CS9 and CS12 of the Dacorum Borough Core Strategy (2013) and in the 

 interests of the safety of the occupants of the development in accordance with Paragraphs 
112 (d) 130 (f) of the National Planning Policy Framework (2021). 

 
 9. Notwithstanding the submitted details, prior to the occupation of the development 

hereby permitted full details of the layout and siting of Electric Vehicle Charging 
Points and any associated infrastructure shall be submitted to and approved in 
writing by the local planning authority. The development shall not be occupied until 
these measures have been provided. 

  
 Reason: To ensure that adequate provision is made for the charging of electric vehicles in 

accordance with Policies CS8, CS12 and CS29 of the Dacorum Borough Core Strategy 
(2013) and the Car Parking Standards Supplementary Planning Document (2020). 

 
10. Prior to the commencement of the development, a Landscape and Ecological 

Management Plan (LEMP) shall be prepared and submitted to the Local Planning 
Authority. The Management Plan shall specify how biodiversity measures are 
incorporated within the development on the application site. This shall include a full 
programme of future maintenance with Management and Monitoring Plans. 

  
 Reason: In the interests of biodiversity in accordance with Policy CS26 of the Dacorum 

Borough Core Strategy (2013), Paragraph 174 (d) of the National Planning Policy 
Framework (2021), and the specialist advice of Hertfordshire Ecology. 



 

 

  
11. All the trees shown for retention and protection on the approved plans shall be 

protected during the whole period of excavation and construction in accordance with 
the submitted details. For the duration of the development, the tree protection 
measures shall be retained in place. 

  
 Reason: In order to ensure that damage does not occur to the trees during building 

operations in accordance with saved Policy 99 of the Dacorum Borough Local Plan (2004), 
Policy CS12 of the Dacorum Borough Core Strategy (2013) and Paragraph 174 of the 

 National Planning Policy Framework (2021). 
 
12. The development hereby permitted shall be carried out fully in accordance with the 

submitted Energy Strategy Report specification of an All-Electric Scheme using Air 
Source Heat Pump (ASHP) for space heating and hot water: 

  

 Community heating to apartments using ambient loop with ASHP and individual Water 
Source Heat Pump (WSHP) within the dwellings, 

 Individual ASHP to the houses, and  

 Solar Photovoltaic (PV) array to the apartment blocks serving the landlords supply 
  
 And the air source heat pumps provided to serve the residential units hereby 

permitted shall be installed fully in accordance with noise control measures 
submitted to and approved in writing before any of the residential units hereby 
permitted are occupied. Thereafter at all times the approved installed air source heat 
pumps shall be retained and maintained fully in accordance with the approved noise 
mitigation measures. 

  
 Reason: To protect the residential amenities of the locality, having regard to Policies CS12 

and CS32 of the Dacorum Borough Core Strategy (2013) and Paragraph 130 (f) of the 
National Planning Policy Framework (2021). This is with reference to submitted Report 
Report 24339.PCR.01 from KP Acoustics. 

 
 
13. No development shall commence until a Construction Management Plan has been 
 submitted to and approved in writing by the Local Planning Authority. Thereafter the 
 construction of the development shall only be carried out in accordance with the 

approved Plan. The Construction Management Plan shall include details of: 
  
 a. Construction vehicle numbers, type, routing; 
 b. Access arrangements to the site; 
 c. Traffic management requirements 
 d. Construction and storage compounds (including areas designated for car parking, 
 loading/unloading and turning areas); 
 e. Siting and details of wheel washing facilities; 
 f. Cleaning of site entrances, site tracks and the adjacent public highway; and 
 g. Timing of construction activities (including delivery times and removal of waste). 
  
 Reason: In order to protect highway safety and the amenity of other users of the public 

highway and rights of way, in accordance with saved Policies 51 and 54 of the Dacorum 
Borough Local Plan (2004), Policy CS8 of the Dacorum Borough Core Strategy (2013) and 

 Paragraphs 110 and 112 of the National Planning Policy Framework (2021). The details are 
required prior to commencement to ensure that the construction of the development does not 
result in any risks to highway safety. 

  



 

 

 
14. Notwithstanding the provisions of the Town and Country Planning (General Permitted   

Development) Order 2015 (as amended) (or any Order amending or re-enacting that 
Order with or without modification) no development falling within the following 
classes of the Order shall be carried within the residential curtilages of any of the 
dwellinghouses hereby permitted out without the prior written approval of the Local 
Planning Authority: 

 
Schedule 2 Classes A and E  

 
Reason:  To enable the Local Planning Authority to retain control over the development in 
the interests of safeguarding the residential and visual amenity of the locality in accordance 
with Policy CS12 of the Dacorum Borough Core Strategy (2013) and Paragraph 130 of the 
National Planning Policy Framework (2021).   

 
15.  Nothwithstanding the submitted details, the northern flank windows of Flat Blocks A 

(Unit 3 First Floor,Unit 5 Second Floor) ,B (Unit 3 First Floor,Unit 5 Second Floor) shall 
be at all times installed with high level windows/ obscure glazing fully in accordance 
with details submitted to and approved in writing by the local planning authority. 

 
Reason:  To enable the Local Planning Authority to retain control over the development in 
the interests of safeguarding the residential and visual amenity of the locality in accordance 
with Policy CS12 of the Dacorum Borough Core Strategy (2013) and Paragraph 130 of the 
National Planning Policy Framework (2021).   

 
 
16.  Should any ground contamination be encountered during the construction of the 

development hereby approved (including groundworks), works shall be temporarily 

suspended, unless otherwise agreed in writing by the Local Planning Authority, and a 

Contamination Remediation Scheme shall be submitted to (as soon as practically 

possible) and approved in writing by, the Local Planning Authority. The 

Contamination Remediation Scheme shall detail all measures required to render this 

contamination harmless and all approved measures shall subsequently be fully 

implemented prior to the first occupation of the development hereby approved.   

  

Should no ground contamination be encountered or suspected upon the completion 

of the groundworks, a statement to that effect shall be submitted in writing to the 

Local Planning Authority prior to the first occupation of the development hereby 

approved.  

  

Reason: To ensure that the issue of contamination is adequately addressed to protect 

human health and the surrounding environment and to ensure a satisfactory development, in 

accordance with Policy CS32 of Dacorum Core Strategy (2013) and paragraphs 174 (e) & (f) 

and 183 and 184 of the NPPF 2021.  

  

17. Before the occupation of any dwellings hereby permitted, details of all exterior 
lighting serving the development hereby permitted shall be submitted to and 
approved in writing by the Local Planning Authority.  The approved lighting shall be 
installed fully in accordance with the approved details prior to first occupation of the 
development and shall thereafter be retained and maintained fully in accordance with 
the approved details. 

  



 

 

 Reason: In the interests of the environment, residential amenity, crime prevention and 
highway safety in accordance with Policies CS29 and CS32 of the Dacorum Borough Core 
Strategy (2013) , Policy 113 and Appendix 8 of the saved Dacorum Borough Local ( 2004) 
and Paragraph 130, 174 and 185 (c)] of the National Planning Policy Framework (2021). 

 
18. Subject the requirements of other conditions of this planning permission, the 

development hereby permitted shall be otherwise carried out fully in accordance with 
the following plans: 

  
 PL 001, 050, 051, 100, 101, 102, 103, 110, 111, 112, 113, 120, 121, 122, 130, 140, 145, 

200, 201, 210, 211,230, 231, 240, 241, 245, 300 and 301 
 Landscape Plans  517.02 Rev C and 517.03A 
  
 Reason: For the avoidance of doubt. 
  
  
 
Informatives: 
 
 
 1. Planning permission has been granted for this proposal. The Council acted pro-actively 

through positive engagement with the applicant at the pre-application stage and during the 
determination process which lead to improvements to the scheme. The Council has 
therefore acted pro-actively in line with the requirements of the Framework (paragraph 38) 
and in accordance with the Town and Country Planning (Development Management 
Procedure) (England) (Amendment No. 2) Order 2015. 

 
 2. Construction Management Plan (CMP) 
  
 The purpose of the CMP is to help developers minimise  construction impacts and relates 

to all construction activity both on and off site that impacts on the wider environment. It is 
intended to be a live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must address the 
way in which any impacts associated with the proposed works, and any cumulative 

 impacts of other nearby construction sites will be mitigated and managed. The level of detail 
required in a CMP will depend on the scale and nature of development. 

  
 The CMP would need to include elements of the Construction Logistics and Community 

Safety (CLOCS) standards as set out in our Construction Management template, a copy of 
which is available on the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-d
eveloper-information/development-management/highways-development-management.aspx 

  

3.  Identifying Potentially Contaminated Material  

  

Materials or conditions that may be encountered at the site and which could indicate the 

presence of contamination include, but are not limited to:  

Soils that are malodorous, for example a fuel odour or solvent-type odour, discoloured soils, 

soils containing man-made objects such as paint cans, oil/chemical drums, vehicle or 

machinery parts etc., or fragments of asbestos or potentially asbestos containing materials. 

If any other material is encountered that causes doubt, or which is significantly different  

 



 

 

The safe and secure occupancy of the site, in respect of land contamination, lies with the 

developer.  

 
 
 4. Agreement with Highway Authority 
  
 Extent of Highway: Information on obtaining the extent of public highway around the site can 

be obtained from the HCC website: 
www.hertfordshire.gov.uk/services/highways-roads-and-pavements/changes-to-your-road/

extent-of-hi ghways.aspx Guidance on how to assess and manage the risks from land 

contamination can be found here 

https://www.gov.uk/government/publications/land-contamination-risk-management-lcrm  

 
  
 The applicant is advised that in order to comply with this permission it will be necessary for 

the developer of the site to enter into an agreement with Hertfordshire County Council as 
Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory 
completion of the access and associated road improvements. The construction of such 
works must be undertaken to the satisfaction and specification of the Highway Authority, and 
by a contractor who is authorised to work in the public highway. Before works commence the 
applicant will need to apply to the Highway Authority to obtain their permission and 
requirements. Further information is available via the website 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-d
eveloper-information/development-management/highways-development-management.aspx 
or by telephoning 

 0300 1234047.  
  
 
 5 Section 278 of the Highways Act 1980 
  
 It will be necessary for the developer of the site to enter into an agreement with Hertfordshire 

County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure 
the satisfactory completion of the access and associated road improvements. The 

 construction of such works must be undertaken to the satisfaction and specification of the 
Highway nAuthority, and by a contractor who is authorised to work in the public highway. 
Before works commence the applicant will need to apply to the Highway Authority to 

 obtain their permission and requirements. Further information is available via the website 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-d
eveloper-information/development-management/highways-development-management.aspx 
or by telephoning 0300 1234047. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/changes-to-your-road/extent-of-hi
http://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/changes-to-your-road/extent-of-hi


 

 

APPENDIX A: CONSULTEE RESPONSES 
 

Consultee 

 

Comments 

The National Trust Response awaited. 

 

Natural England NATURAL ENGLAND'S ADVICE  

OBJECTION - FURTHER INFORMATION REQUIRED TO 

DETERMINE IMPACTS ON DESIGNATED SITES - DEVELOPMENT 

WITHIN 12.6 KILOMETRES OF CHILTERNS BEECHWOODS 

SPECIAL AREA OF CONSERVATION (SAC)  

Between 500 metres to 12.6km from Chilterns Beechwoods SAC, a 

Habitats Regulations Assessment is required to determine Likely 

Significant Effect. Mitigation measures will be necessary to rule out 

adverse effects on integrity.  

Natural England requires further information in order to determine the 

significance of these impacts and the scope for mitigation.  

Please re-consult Natural England once this information has been 

obtained.  

When there is sufficient scientific uncertainty about the likely effects of 

the planning application under consideration, the precautionary 

principle is applied to fully protect the qualifying features of the 

European Site designated under the Habitats Directive.  

Footprint Ecology caried out research in 2021 on the impacts of 

recreational and urban growth at Chilterns Beechwoods Special Area of 

Conservation (SAC), in particular Ashridge Commons and Woods Site 

of Special Scientific Interest (SSSI). Due to this new evidence, Natural 

England recognises that new housing within 12.6km of the 

internationally designated Chilterns Beechwoods SAC can be expected 

to result in an increase in recreation pressure.  

The 12.6km zone proposed within the evidence base carried out by 

Footprint Ecology represents the core area around Ashridge Commons 

and Woods SSSI where increases in the number of residential 

properties will require Habitats Regulations Assessment. Mitigation 

measures will be necessary to rule out adverse effects on the integrity 

of the SAC from the cumulative impacts of development.  

In addition Footprint Ecology identified that an exclusion zone of within 

500m of the SAC boundary was necessary as evidence indicates that 

mitigation measures are unlikely to protect the integrity of the SAC.

  

Impacts to the SAC as a result of increasing recreation pressure are 

varied and have long been a concern. The report identified several 

ways in which public access and disturbance can have an impact upon 

the conservation interest of the site, these included:  

o Damage: encompassing trampling and vegetation wear, soil 

compaction and erosion;  

o Contamination: including nutrient enrichment (e.g. dog fouling), litter, 

invasive species;  



 

 

o Fire: increased incidence and risk of fire; and  

o Other: all other impacts, including harvesting and activities associated 

with site management.  

In light of the new evidence relating to the recreation impact zone of 

influence, planning authorities must apply the requirements of 

Regulation 61 of The Conservation of Habitats and Species 

(Amendment) (EU Exit) Regulations 2019, to housing development 

within 12.6km of the SAC boundary. The authority must decide whether 

a particular proposal, alone or in combination with other plans or 

projects, would be likely to have a significant effect on the SAC.  

Natural England are working alongside all the involved parties in order 

to achieve a Strategic Solution that brings benefits to both the SAC and 

the local area to deliver high quality mitigation. Once the strategy has 

been formalised all net new dwellings within the 500m - 12.6km zone of 

influence will be expected to pay financial contributions towards the 

formal strategy. In the Interim we are looking for bespoke mitigation to 

avoid adverse impacts upon the SAC from recreational disturbance.

  

Consequently, it is Natural England's view that the planning authority 

will not be able to ascertain that this proposed development as it is 

currently submitted would not adversely affect the integrity of the SAC. 

In combination with other plans and projects, the development would be 

likely to contribute to a deterioration of the quality of the habitat by 

reason of increased access to the site including access for general 

recreation and dog-walking. There being alternative solutions to the 

proposal and there being no imperative reasons of overriding public 

interest to allow the proposal, despite a negative assessment, the 

proposal will not pass the tests of Regulation 62.  

  

Other advice  

The proposed development is located within a proposed area of search 

which Natural England is considering as a possible boundary variation 

to the Chilterns Area of Outstanding Natural Beauty (AONB). Although 

the assessment process does not confer any additional planning 

protection, the impact of the proposal on the natural beauty of this area 

may be a material consideration in the determination of the 

development proposal. Natural England considers the Chilterns to be a 

valued landscape in line with paragraph 174 of the National Planning 

Policy Framework (NPPF). Furthermore, paragraph 176 of the NPPF 

states that development in the settings of AONBs should be sensitively 

located and designed to avoid or minimise impacts on the designated 

areas. An assessment of the landscape and visual impacts of the 

proposal on this area should therefore be undertaken, with 

opportunities taken to avoid or minimise impacts on the landscape and 

secure enhancement opportunities. Any development should reflect or 

enhance the intrinsic character and natural beauty of the area and be in 

line with relevant development plan policies.  



 

 

An extension to an existing AONB is formally designated once a 

variation Order, made by Natural England, is confirmed by the Defra 

Secretary of State. Following the issue of the designation order by 

Natural England, but prior to confirmation by the Secretary of State, any 

area that is subject to a variation Order would carry great weight as a 

material consideration in planning decisions.  

Further general advice on the consideration of protected species and 

other natural environment issues is provided at Annex A.  

If you have any queries relating to the advice in this letter please contact 

the case officer Ryan Rees on 07425 617458 or by email 

ryan.rees@naturalengland.org.uk.  

For any new consultations or to provide further information on this 

consultation please send your correspondences to 

consultations@naturalengland.org.uk. 

 

Affinity Water - Three 

Valleys Water PLC 

Response awaited. 

 

Thames Water Thames Water would advise that with regard to FOUL WATER 

sewerage network infrastructure capacity, we would not have any 

objection to the above planning application, based on the information 

provided.  

  

Thames Water would advise that with regard to SURFACE WATER 

network infrastructure capacity, we would not have any objection to the 

above planning application, based on the information provided.  

  

Thames Water recognises this catchment is subject to high infiltration 

flows during certain groundwater conditions. The scale of the proposed 

development doesn't materially affect the sewer network and as such 

we have no objection, however care needs to be taken when designing 

new networks to ensure they don't surcharge and cause flooding. In the 

longer term Thames Water, along with other partners, are working on a 

strategy to reduce groundwater entering the sewer networks.  

  

Water Comments  

With regard to water supply, this comes within the area covered by the 

Affinity Water Company. For your information the address to write to is - 

Affinity Water Company The Hub, Tamblin Way, Hatfield, Herts, AL10 

9EZ - Tel - 0845 782 3333. 

 

Hertfordshire Highways 

(HCC) 

Development of site to provide 32 residential units for social rent. The 

scheme includes 3 three-storey buildings to provide 9 one-bedroom 

flats, 6 two-bedroom flats, and 3 two-bedroom wheelchair accessible 

units. The scheme also includes the construction of twelve houses to 

provide 8 two-bedroom houses, 4 three-bedroom houses, and 2 

three-bedroom wheelchair accessible units. 

  



 

 

The proposal also includes associated car parking, private and 

communal amenity space and public open space provision.  

  

Recommendation  

Notice is given under article 22 of the Town and Country Planning 

(Development Management Procedure) (England) Order 2015 that 

Hertfordshire County Council as Highway Authority does not wish to 

restrict the grant of permission subject to the following conditions: 

  

1. Full details would need to be submitted to and approved in writing by 

the Local Planning Authority to illustrate the following:  

a. Detailed plans for the proposed emergency access route (indicated 

hatched green as "land reserved for emergency access road" on 

drawing no. PL050) including surfacing, which should  

also be designed to provide access for cyclists and pedestrians at all 

times;  

b. Approval from Hertfordshire Fire and Rescue on the proposed 

emergency access route.  

c. Extension of the green hatched area to the edge of the existing 

adopted highway boundary on Laidon Square.  

Reason: To ensure suitable, safe and satisfactory planning and 

development of the site in accordance with Policy 5 of Hertfordshire's 

Local Transport Plan (adopted 2018).  

It would be recommended to clarify the above information as part of the 

formal consultation period. Hertordshire Fire and Rescue will also 

provide any comments directly to.  

  

2. A: Highway Improvements - Offsite (Design Approval)  

Notwithstanding the details indicated on the submitted drawings no 

on-site works above slab level shall commence until a detailed scheme 

for the necessary offsite highway improvement works as indicated on 

drawing number PL 050 have been submitted to and approved in 

writing by the Local Planning Authority. These works shall include:  

 Vehicle bellmouth access into the site from Laidon Square and 

any associated works.  

 Tactile paving and pedestrian dropped kerbs on either side of 

the proposed bellmouth access.  

  

B: Highway Improvements - Offsite (Implementation / Construction)

  

Prior to the first use of the development hereby permitted the offsite 

highway improvement works referred to in Part A of this condition shall 

be completed in accordance with the approved details.  

Reason: To ensure construction of a satisfactory development and that 

the highway improvement works are designed to an appropriate 

standard in the interest of highway safety and amenity and in 

accordance with Policy 5, 13 and 21 of Hertfordshire's Local Transport 



 

 

Plan (adopted 2018).  

  

3. Provision of Internal Access Roads, Parking & Servicing Areas  

Prior to the first occupation of the development hereby permitted the 

proposed internal access roads, on-site car parking and turning area 

shall be laid out, demarcated, surfaced and drained in accordance with 

the approved plan and retained thereafter available for that specific use.

  

Reason: To ensure construction of a satisfactory development and in 

the interests of highway safety  

in accordance with Policy 5 of Hertfordshire's Local Transport Plan 

(adopted 2018). 

  

4. Construction Management  

Construction Management Plan / Statement  

No development shall commence until a Construction Management 

Plan has been submitted to and approved in writing by the Local 

Planning Authority. Thereafter the construction of the development 

shall only be carried out in accordance with the approved Plan: The 

Construction Management  

Plan shall include details of:  

a. Construction vehicle numbers, type, routing;  

b. Access arrangements to the site;  

c. Traffic management requirements  

d. Construction and storage compounds (including areas designated for 

car parking, loading / unloading and turning areas);  

e. Siting and details of wheel washing facilities;  

f. Cleaning of site entrances, site tracks and the adjacent public 

highway;  

g. Timing of construction activities (including delivery times and removal 

of waste) and to avoid school pick up/drop off times;  

h. Provision of sufficient on-site parking prior to commencement of 

construction activities;  

i. Post construction restoration/reinstatement of the working areas and 

temporary access to the public highway;  

j. where works cannot be contained wholly within the site a plan should 

be submitted showing the site layout on the highway including extent of 

hoarding, pedestrian routes and remaining road width for vehicle 

movements;  

k. Phasing Plan.  

Reason: In order to protect highway safety and the amenity of other 

users of the public highway and rights of way in accordance with 

Policies 5, 12, 17 and 22 of Hertfordshire's Local Transport Plan 

(adopted 2018).  

  

Highway Informatives  

HCC recommends inclusion of the following highway informative / 



 

 

advisory note (AN) to ensure that any works within the public highway 

are carried out in accordance with the provisions of the Highway Act 

1980:  

  

AN) Construction Management Plan (CMP): The purpose of the CMP is 

to help developers minimise construction impacts and relates to all 

construction activity both on and off site that impacts on the wider 

environment. It is intended to be a live document whereby different 

stages will be completed and submitted for application as the 

development progresses. A completed and signed CMP must address 

the way in which any impacts associated with the proposed works, and 

any cumulative impacts of other nearby construction sites will be 

mitigated and managed. The level of detail required  in a CMP will 

depend on the scale and nature of development.  

The CMP would need to include elements of the Construction Logistics 

and Community Safety (CLOCS) standards as set out in our 

Construction Management template, a copy of which is available on the 

County Council's website at:  

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavem

ents/business-and-developer-inf  

ormation/development-management/highways-development-manage

ment.aspx  

AN) Extent of Highway: Information on obtaining the extent of public 

highway around the site can be  

obtained from the HCC website:  

www.hertfordshire.gov.uk/services/highways-roads-and-pavements/ch

anges-to-your-road/extent-of-hi  

ghways.aspx  

AN) Agreement with Highway Authority: The applicant is advised that in 

order to comply with this permission it will be necessary for the 

developer of the site to enter into an agreement with  

Hertfordshire County Council as Highway Authority under Section 278 

of the Highways Act 1980 to ensure the satisfactory completion of the 

access and associated road improvements. The construction of such 

works must be undertaken to the satisfaction and specification of the 

Highway Authority, and by a contractor who is authorised to work in the 

public highway. Before works commence the applicant will need to 

apply to the Highway Authority to obtain their permission and 

requirements. Further information is available via the website  

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavem

ents/business-and-developer-information/development-management/h

ighways-development-management.aspx or by telephoning 0300 

1234047.  

  

Comments / Analysis  

The proposal comprises of 32 residential dwellings (9 one bed;17 two 

bed; 6 three bed) on vacant land to the south of Laidon Square, Hemel 



 

 

Hempstead. The site would accessed via Laidon Square, which is 

designated as an unclassified local access road, subject to a speed limit 

of 30mph and is highway maintainable at public expense. Public 

footpath Hemel Hempstead 31 runs adjacent to the south-east 

boundary of the site.  

A Transport Statement (TS) has been submitted as part of the 

application.  

  

Access  

The proposals include a new simple priority junction with a kerbed 

bellmouth entrance (with a 6m kerb radii on the north side and slightly 

less on the southern side) leading to a new internal access road, the 

layout of which is shown on submitted drawing number PL_050.  

The proposals include a 5.5mm wide carriageway for the internal 

access road. The width of the road would be considered to be 

acceptable to support a development of this size and a swept path  

analysis has been included in TS to illustrate that two vehicles would be 

able to pass one another on the access road. A swept path analysis 

(drawing no. 2020/5405/007 P7) has been submitted as part of the TS 

to illustrate that a 10m long refuse vehicle would be able to access the 

site, turn around on site and egress to the highway in forward gear. 

Whilst it is acknowledged that it is tight for a refuse vehicle to pass the 

proposed on-street parking spaces, the access is achievable and 

therefore HCC as Highway Authority would not object to the proposed 

arrangements in this respect.   

  

Nevertheless consideration would need to be given to preventing 

vehicles from parking within any part of the necessary turning areas and 

the route / collection method would need to be confirmed as acceptable 

by Dacorum Borough Council (DBC) waste management.  

  

Vehicular visibility splays from the proposed access point of 2.4m by 

43m and 42m are illustrated on submitted drawing number 

2020/5405/003 P4, the level of which is considered to be available and 

at an acceptable level for the nature of speed limit of the highway at this 

location and in accordance with Roads in Hertfordshire: Highway 

Design Guide and Manual for Streets. 

  

The proposals includes a link from within the site to the public footpath 

adjacent to the south-east boundary of the development. This link 

would be supported by HCC as Highway Authority to provide good and 

suitable pedestrian access to and around the site in accordance with 

Hertfordshire's Local Transport Plan (LTP4) and the NPPF and ensure 

that the proposals maximise pedestrian accessibility and permeability.

   

HCC as Highway Authority would not agree to adopt any of the 

proposed internal access road as the route would not be considered as 



 

 

being of utility to the wider public. However the works would need to be 

built to adoptable standards to be in accordance with guidelines as 

documented in Roads in Hertfordshire: Highway Design Guide. The 

developer would need to put in place a permanent arrangement for long 

term maintenance. At the entrance of the development, the road name 

plate would need to indicate that it is a private road to inform purchasers 

of their future maintenance liabilities.  

  

Emergency Vehicle Access  

A swept path analysis for a fire tender has been submitted as part of the 

TS, illustrating that a fire tender would be able to access the site, get to 

within 45m of all parts of the proposed dwellings and turn around and 

egress the highway in forward. The details in this respect are therefore 

considered to be acceptable by HCC as Highway Authority and in 

accordance with guidelines as outlined in MfS, Roads in Hertfordshire; 

A Design Guide and Building Regulations 2010: Fire Safety Approved 

Document B Vol 1 - Dwellinghouses (and subsequent updates).  

  

The proposals also include a 3.7m wide strip of "land reserved for 

emergency access road" - (as included on drawing number PL 050), 

which runs through this application site to provide an emergency 

vehicle access to the adjacent Marchmont Farm residential 

development site to the south-west. The general provision of this is 

considered to be acceptable by HCC as Highway Authority and width at 

3.7m is acceptable to support access for a fire tender (and in 

accordance with MfS and HCC guidance). It would however be 

recommended that this route also be designed to support pedestrian 

and cycling access and therefore act as a route for such users from 

Laidon Square and into/through the adjacent Marchmont Farm site. 

Furthermore the hatched green area would be recommended to be 

extended to the edge of the highway boundary on Laidon Square to 

ensure that the full emergency access route would be reserved / 

provided even in the event that this development (the current planning 

application) did not go ahead.  

  

Subsequently following consideration of the above, HCC as Highway 

Authority has considered that the proposals would benefit from input 

from Hertfordshire Fire and Rescue and therefore details of the 

proposals / planning application have been forwarded onto them for any 

comments, recommendations or objections, which they may have in 

relation to the proposals.  

  

Section 278 Highway Works  

Following the granting of any planning permission, the applicant would 

need to enter into a Section 278 Agreement with HCC as Highway 

Authority in relation to the approval of the design and implementation of 

the works that would be needed on highway land including:  



 

 

 Vehicle bellmouth access into the site from Laidon Square and 

any associated works.  

 Tactile paving and pedestrian dropped kerbs on either side of 

the proposed bellmouth access. 

  

Prior to applying to enter into a Section 278 Agreement with the 

Highway Authority, the applicant would need to obtain an extent of 

highway plan to clarify the works which would be within the existing 

highway and provide a Road Safety Audit: Stage One and Designers 

Response for the proposed highway works. Please see the above 

conditions and informatives.  

 

Car Parking  

The proposal includes the provision of 46 on-site car parking spaces (a 

mix of allocated and unallocated parking spaces). Following 

consideration of the details submitted in the TS (including the level and 

parking survey results), HCC as Highway Authority would not have an 

objection to the proposed car parking levels. Nevertheless DBC is the 

parking and planning authority for the district and therefore ultimately 

would need to be satisfied with the level and type of on-site parking.]

   

All of the proposed car parking spaces include electric vehicle charging 

provision (EVCP), 50% active provision and 50% passive provision. 

HCC as Highway Authority is supportive of this to promote development 

in accordance with LTP4 and HCC's Sustainability Strategy. It would be 

recommended that a larger level of active provision is considered and 

provided if there is the demand to do so.  

  

The dimensions and layout of the parking areas is considered to be 

acceptable by HCC as Highway Authority and in accordance with MfS 

and Roads in Hertfordshire: Highway Design Guide.  

  

Trip Generation & Distribution  

A trip generation assessment for the proposed use has been included 

as part of the TS, the details of which have been based on trip rate 

information from the TRICS database. This approach is considered to 

be acceptable by HCC as Highway Authority.  

The number of vehicular trips associated with the proposed use are 

estimated to be 10 two-way vehicle movements in the AM peak, 14 

two-way vehicle movements in the PM peak and 125 two-way 

movements over a typical weekday. Following assessment of these 

details and section 5.2 of the TS, the impact on the operation of the 

surrounding highway network from the trip generation perspective 

would be considered to be acceptable and not a significant or severe 

enough reason to recommend refusal from a highways perspective in 

the context of the National Planning Policy Framework.  

  



 

 

Sustainable Travel  

The application site is located approximately 2 to 3km to the south-west 

of Hemel Hempstead town centre and its associated amenities/fac 

ilities and the main bus interchange. The nearest bus stops to the site 

are located on Washington Avenue, approximately 210m to 340m from 

the application site, which is within the normally recommended 

maximum walking distance of 400m and therefore considered 

acceptable. The stops are served by bus services to surrounding areas 

of the town including the town centre, main bus station and Hemel 

Hempstead Railway Station, which is located approximately 5km from 

the site.  

The proposals include the provision of 20 cycle parking spaces for the 

proposed flats in addition to the provision of garages / gardens for the 

houses. HCC as Highway Authority would be supportive of  

these provisions to promote and encourage cycling as a form of travel 

to and from the site. The Highway Authority would recommend that 

consideration be made to the fact that some parts of the internal access 

roads would essentially act as a shared access for vehicles, cyclists 

and pedestrians.  

  

Therefore appropriate signage, lighting and surfaces would be 

recommended within the site to reflect this.  

DBC has adopted the Community Infrastructure Levy (CIL) and the 

development is located within a CIP charging area and therefore 

contributions towards local transports schemes as outlined in HCC's 

South West Herts Growth & Transport Plan would be sought via CIL if 

appropriate.  

  

Drainage / SUDs  

A Flood Risk Assessment & Drainage Strategy has been submitted as 

part of the application. It is recommended that HCC as Lead Local 

Flood Authority is consulted in regard to the strategy at:  

FRMconsultations@hertfordshire.gov.uk  

  

Conclusion  

HCC as Highway Authority considers that the proposal would not have 

an unreasonable impact on the safety and operation of the surrounding 

highway.   

  

The applicant would need to enter into a Section 278 Agreement with 

HCC to cover the technical approval of the design, construction and 

implementation of the necessary highway and access works. Therefore 

HCC has no objections on highway grounds to the granting of 

planning permission, subject to the inclusion of the above planning 

conditions and informatives and comments specifically in relation to the 

reserved emergency vehicle access .  

  



 

 

E MAIL TO HERTFORDSHIRE FIRE & RESCUE SERVICE  

  

HCC as Highway Authority have been consulted on a planning 

application for the development of the site to provide 32 residential units 

and associated works at the above location.  

   

The proposals include a 3.7m wide strip of "land reserved for 

emergency access road" - ( as included on drawing number PL 050 - 

the site plan attached), which runs through this application site to 

provide an emergency vehicle access to the adjacent Marchmont Farm 

residential development site to the south-west. The general provision of 

this is considered to be acceptable by HCC as Highway Authority and 

width at 3.7m is acceptable to support access for a fire tender (and in 

accordance with MfS and HCC guidance).  It would however be 

recommended that this route also be designed to support pedestrian 

and cycling access and therefore act as a route for such users from 

Laidon Square and into/through the adjacent Marchmont Farm site.  

Furthermore the hatched green area would be recommended to be 

extended to the edge of the highway boundary on Laidon Square to 

ensure that the full emergency access route would be reserved / 

provided even in the event that this development (the current planning 

application) did not go ahead.  

   

Subsequently following consideration of the above, I would be grateful if 

you could review the attached plans in light of the above comments and 

advise the Local Planning Authority direct if you have any comments in 

support or objection / recommendations / requests for further 

information / advice on acceptable solutions etc.  

   

The full application can be viewed at:  

22/01258/MFA | Development of site to provide 32 residential units for 

social rent. The scheme includes 3 three-storey buildings to provide 9 

one-bedroom flats, 6 two-bedroom flats, and 3 two-bedroom wheelchair 

accessible units. The scheme also includes the construction of twelve 

houses to provide 8 two-bedroom houses, 4 three-bedroom houses, 

and 2 three-bedroom wheelchair accessible units. The proposal also 

includes associated car parking, private and communal amenity space 

and public open space provision. | Land At Marchmont Farm Adjacent 

Laidon Square Hemel Hempstead Hertfordshire HP2 (dacorum.gov.uk) 

 

Trees & Woodlands Meeting with Trees & Woodlands: Overall no objections. 

 

Hertfordshire Property 

Services (HCC) 

Hertfordshire County Council's Growth & Infrastructure Unit do not have 

any comments to make in relation to financial  contributions required by 

the Toolkit, as this development is situated within your CIL zone.   

  

Notwithstanding this, we reserve the right to seek Community 



 

 

Infrastructure Levy contributions towards the provision of infrastructure 

through the appropriate channels. We therefore have no further 

comment on behalf of these services, although you may be contacted 

separately from our Highways Department.  

  

PLEASE NOTE: Please consult the Hertfordshire Fire and Rescue 

Service Water Officer directly at water@hertfordshire.gov.uk, who may 

request the provision of fire hydrants through a planning condition.  

  

Waste Services (DBC) Response awaited. 

 

Environmental And 

Community Protection 

(DBC) 

I'm happy with the NIA provided however am minded to request that the 

following of the Noise Control Strategy presented in Section 6 is 

conditioned.   

  

Further to this we would ask for the below conditions to also be applied

  

1. Prior to the commencement of development a Construction 

Management Plan shall be submitted to and approved in writing by the 

Local Planning Authority. The approved Statement shall be adhered to 

throughout the construction period and the approved measures shall be 

retained for the duration of the construction works  

  

REASON: Details are required prior to the commencement of 

development in the interests of safeguarding highway safety and 

residential amenity of local properties in accordance with Appendix 3 of 

the Dacorum Borough Local Plan (2004), Policy CS12 of the Dacorum 

Borough Core Strategy (2013) and the relevant sections of the NPPF 

(2019).  

  

Informative:   

The Statement required to discharge the Construction Management 

Plan condition of this consent is expected to cover the following 

matters:  

o the parking and turning of vehicles of site operatives and 

visitors;  

o loading and unloading of plant and materials;  

o storage of plant and materials used in constructing the 

development;  

o the erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where appropriate;

  

o details of measures to prevent mud and other such material 

migrating onto the highway from construction vehicles;  

o wheel washing facilities;  

o measures to control the emission of dust and dirt during 

demolition and construction;  



 

 

o a scheme for waste minimisation and recycling/disposing of 

waste resulting from the demolition and construction works, which must 

not include burning on site.   

o design of construction access   

o hours of demolition and construction work  

o control of noise and/or vibration  

o measures to control overspill of light from security lighting  

  

  

2. Works audible at the site boundary will not exceed the following 

times unless with the written permission of the Local Planning Authority 

or Environmental Health.  Monday to Friday 08.00 to 18.00 hrs, 

Saturday 08.30 to 13.30 and at no time whatsoever on Sundays or 

Public/Bank Holidays. This includes deliveries to the site and any work 

undertaken by contractors and sub-contractors.  

  

REASON:  In the interests of safeguarding residential amenity in 

accordance with Appendix 3 of the Dacorum Borough Local Plan 

(2004), Policy CS12 of the Dacorum Borough Core Strategy (2013) and 

the relevant sections of the NPPF (2019).  

  

  

3.Prior to the commencement of development an air quality 

assessment to assess the impact of local air quality on occupiers of the 

proposed development against the National Air Quality Standards and 

Objectives shall be submitted to and approved in writing by the Local 

Planning Authority. The submitted assessment shall identify 

exceedances of the air quality objectives in addition to any mitigation 

measures required to reduce exposure. Once approved the mitigation 

measures shall be implemented in full prior to the first occupation of the 

development and retained where appropriate at all times thereafter.

   

REASON: Given the locality of the proposed development to industrial 

units and the A414, details are required prior to the commencement of 

development in the interest of safeguarding residential amenity and to 

protect public health in accordance with Appendix 3 of the Dacorum 

Borough Local Plan (2004), Policy CS12 of the Dacorum Borough Core 

Strategy (2013) and the relevant sections of the NPPF (2019).  

  

Informative: Any exceedance of the air quality objectives is considered 

to be significant and will require mitigation. This Council does not 

accept the use of the EPUK Guidance on quality assessment. 

Mitigation includes site and building layout and design as well as active 

filtered ventilation where necessary. It is strongly recommended that 

the applicant agrees the nature and scope of the assessment with the 

LPA.  

  



 

 

The assessment may be performed using a suitable dispersion model 

as specified in LAQM.TG(16). The modelled data must be validated and 

corrected against monitoring data from at least 3 months (preferably 6 

months) in accordance with LAQM.TG(016). The assessment must 

ascertain concentrations of NO2 and PM¬10 at the building facade. As 

NO2 concentrations have not been decreasing year on year as 

previously predicted, it is expected that a sensitivity test will be 

undertaken to establish the discrepancy between future-year 

concentrations with the previously expected emission reduction and 

without.  

  

Please also find the below informative comments to be added to the 

decision notice please.   

  

Waste Management Informative  

Under no circumstances should waste produced from construction or 

demolition work be incinerated on site. This includes but is not limited to 

pallet stretch wrap, used bulk bags, building materials, product of 

demolition and so on. Suitable waste management should be in place to 

reduce, reuse, recover or recycle waste product on site, or dispose of 

appropriately. These details should be included in the CMP/DMP 

referred to in the above condition.    

  

Air Quality Informative.  

We appreciate the details in regards to offset of Carbon Emissions 

detailed in the Energy Statement and Overheating Report. As an 

authority we are looking for all development to support sustainable 

travel and air quality improvements as required by the NPPF. We are 

looking to minimise the cumulative impact on local air quality that 

ongoing development has rather than looking at significance. This is 

also being encouraged by DEFRA.  

  

As a result as part of the planning application I would recommend that 

the applicant be asked to propose what measures they can take as part 

of this new development to support sustainable travel and air quality 

improvements and for these measures to be conditioned through the 

planning consent if the proposals are acceptable.   

  

A key theme of the NPPF is that developments should enable future 

occupiers to make "green" vehicle choices and (paragraph) 35 

"incorporates facilities for charging plug-in and other ultra-low emission 

vehicles". Therefore an electric vehicle recharging provision across the 

development is expected. To prepare for increased demand in future 

years, appropriate cable provision should be included in the scheme 

design and development, in agreement with the local authority.  

  

Please note that with regard to EV charging for residential units with 



 

 

dedicated parking we are not talking about physical charging points in 

all units but the capacity to install one.  

  

Invasive and Injurious Weeds - Informative  

Weeds such as Japanese Knotweed, Giant Hogsweed and Ragwort 

are having a detrimental impact on our environment and may injure 

livestock. Land owners must not plant or otherwise cause to grow in the 

wild any plant listed on schedule 9 of the Wildlife and Countryside Act 

1981. Developers and land owners should therefore undertake an 

invasive weeds survey before development commences and take the 

steps necessary to avoid weed spread. Further advice can be obtained 

from the Environment Agency website at 

https://www.gov.uk/japanese-knotweed-giant-hogweed-and-other-inva

sive-plants  

  

LAND CONTAMINATION  

  

Having reviewed the documentation submitted with the above planning 

application, with particular consideration to the Earth Environmental & 

Geotechnical Phase 1 Geo-Environmental Desk Study Report dated 

November 2020 I have the   following advice and recommendations in 

relation to land contamination.   

The development, if permitted, will result in a change of land use and 

will involve significant groundworks, however, there is no former land 

use on or immediately adjacent to the application site that would be 

expected to result in ground contamination. Based on the 

recommendations of the above referenced report it is considered that 

the following contaminated land 'discovery' planning condition shall be 

sufficient, if planning permission is to be granted. This provides for 

unexpected contamination originating from the application site or the 

migration of contamination from neighbouring sites, to be dealt with in 

an appropriate way.  

Discovery Condition - Contaminated Land:  

Should any ground contamination be encountered during the 

construction of the development hereby approved (including 

groundworks), works shall be temporarily suspended, unless otherwise 

agreed in writing by the Local Planning Authority, and a Contamination 

Remediation Scheme shall be submitted to (as soon as practically 

possible) and approved in writing by, the Local Planning Authority. The 

Contamination Remediation Scheme shall detail all measures required 

to render this contamination harmless and all approved measures shall 

subsequently be fully implemented prior to the first occupation of the 

development hereby approved.   

  

Should no ground contamination be encountered or suspected upon 

the completion of the groundworks, a statement to that effect shall be 

submitted in writing to the Local Planning Authority prior to the first 



 

 

occupation of the development hereby approved.  

  

Reason: To ensure that the issue of contamination is adequately 

addressed to protect human health and the surrounding environment 

and to ensure a satisfactory development, in accordance with Core 

Strategy (2013) Policy CS32.  

  

Informative: Identifying Potentially Contaminated Material  

Materials or conditions that may be encountered at the site and which 

could indicate the presence of contamination include, but are not limited 

to:  

Soils that are malodorous, for example a fuel odour or solvent-type 

odour, discoloured soils, soils containing man-made objects such as 

paint cans, oil/chemical drums, vehicle or machinery parts etc., or 

fragments of asbestos or potentially asbestos containing materials. If 

any other material is encountered that causes doubt, or which is 

significantly different  

Informative:  

The safe and secure occupancy of the site, in respect of land 

contamination, lies with the developer.  

The above conditions are considered to be in line with paragraphs 174 

(e) & (f) and 183 and 184 of the NPPF 2021.  

  

Guidance on how to assess and manage the risks from land 

contamination can be found here 

https://www.gov.uk/government/publications/land-contamination-risk-

management-lcrm  

  

Please let me know if you have any questions.  

 

Conservation & Design 

(DBC) 

Summary:   

  

We are supportive of this application and believe that the development 

will provide 32 high quality new social rent homes including 5 WCH 

units. The high quality design and landscape proposed will add an 

attractive and well integrated new development in the Grovehill 

neighbourhood.    

  

Design Review:   

  

Elevations are of attractive and high quality appearance with details that 

add interest such as hit and miss panels, solider courses and sculpted 

side entry porches which will provide an attractive frontage to views into 

the development such as from the public footpath. We are supportive of 

materials which reference brick that is typical in the area for the houses 

and a buff brick for the apartments which we believe gives a more 

unique and landmark appearance to the blocks whilst still relating in 



 

 

tone to the local palette. We note the bronze window reveals and 

ironmongery which contribute to a high quality and attractive faзade 

composition.   

  

The height and scale of 2-3 storeys is appropriate for the area and 

well-hidden via the belt of mature trees. The 3D model shows a gentle 

uplift in height which we think sits comfortably within the topography of 

the site and neighbouring properties. We note that this additional height 

of 3 stories and combination of houses and flats with balconies will 

provide a much improved level of passive surveillance of the public 

realm and central street.   

  

Gardens and public realm have been designed in a pro-social way to 

foster interaction via providing picnic benches, bench seating, shared 

front gardens in a central overlooked street space. We welcome the 

reverse back garden design which overlook the main street in the  

development and believe that the increased permeability here will 

encourage a sense of community along with the balconies of the flats 

which also overlook the street. Shared surface block sets treatment to 

car park will allow street to function as both a car park whilst maintaining 

an attractive and pedestrian focused area  

  

We note ground floor band of planting in front of the apartment windows 

does not appear to show on the landscape or ground floor plan. Despite 

the windows facing the car park being high up from ground due to 

levels, we would suggest that a small band of defensible space should 

be integrated to the GF units facing the car park to assist with unit 

privacy preventing people to walk directly up to the window. This could 

be a small band of planting / hedging or stone/pebble guttering detail.

  

Recommendation:  

  

We support this application and believe will make for a well-designed 

landmark development in the area and beneficial addition of delivering 

new high quality homes   

  

Final external materials, hard landscaping and door and window details 

should be subject to condition. 

 

Strategic Planning & 

Regeneration (DBC) 

Strategic Planning: Response awaited.  

  

Infrastructure  

  

I can confirm that this application does not trigger specific infrastructure 

requirements under the current Infrastructure Delivery Plan 2017 or the 

emerging Infrastructure Delivery Plan (2020) which was consulted on 

as part of the Regulation 18 consultation of the emerging Local 



 

 

Plan.However, infrastructure in the immediate vicinity of the site may be 

affected and therefore it is advised that relevant infrastructure providers 

are consulted as appropriate e.g. highways and transportation, 

education, community facilities (HCC/DBC/Town and Parish Councils), 

health, parks and open spaces, sports and play, emergency services, 

utilities and flood protection authorities.   

  

Obligations under the Chilterns Beechwoods Recreational Pressure 

Mitigation Strategy must be met as appropriate.  

  

Dacorum is a Community Infrastructure Levy (CIL) collecting authority 

and any CIL liability is calculated at the point of grant of permission. 

Developers should ensure that all CIL matters have been dealt with 

prior to commencement of the development. Any queries relating to CIL 

should be emailed to CIL@dacorum.gov.uk   

   

Crime Prevention Design 

Advisor 

I have been in contact with Black Architecture to discuss this proposed 

development and believe it is their intention to build to the police 

preferred security standard (SBD) Secured by Design . I would ask that 

the development is built to the (SBD) standard particularly as the 

development will be used for social rent and could potentially house 

some vulnerable people.  

   

Hertfordshire Ecology First Response 

 

Thank you for consulting Hertfordshire Ecology on the application 

above, for which I have the following comments:  

  

Summary of advice:  

  

 Sufficient information on European protected species to allow 

determination.   

 If a biodiversity net gain is sought from the proposal, there is 

insufficient information to assess whether this has been 

delivered.   

  

Supporting documents:  

  

The application is supported by the following report:   

  

 Preliminary Ecological Appraisal Survey by Arbtech, (report 

date (01/06/2020).  

 Tree Endoscope Survey by Arbtech, (report date15/07/2020). 

 eDNA Survey by ArbTech, (File Note 28/07/2020).  

  

Comments:  

  



 

 

1. Hertfordshire Environmental Records Centre does not have any 

existing habitat or species data for this site.   

Bats: A number of trees were recorded as having potential roosting 

features for bat. These were subsequently inspected during a climbing 

survey of the trees and examined with endoscope and torch. No bats or 

evidence of bats was found, and the trees were assessed as having 

negligible suitability for bats. I have no reason to dispute this 

conclusion.  

  

Great crested newt: A eDNA test was carried out of the pond situated 

160m to the southeast of the site boundary. This proved negative and 

confirmed the absence of a breeding population of great crested newt.

  

Other Protected species Suitable precautionary measures to safeguard 

a number of other protected species are recommended within the 

Preliminary Ecological Appraisal. This includes measures for reptiles, 

common amphibians, badgers, hedgehogs and nesting birds these 

should be followed in full.   

  

Biodiversity net gain:  The application will result in the loss of areas of 

semi-improved grassland, amenity grassland and scrub. Unmitigated 

this will result in a biodiversity net loss. The DAS states that the scheme 

will deliver an enhancement of existing perimeter landscaping and 

bio-diversity net gain.  Whilst the landscaping plan includes areas of 

enhanced neutral grassland the biodiversity value of this is likely to be 

constrained due to its management as a public open space. Likewise, 

the viability of the areas shown as wildflower grassland and the species 

diversity possible within them will be restricted by the over shading 

effect of the canopy of the retained boundary trees.  In the absence of a 

biodiversity metric, it is not possible for the LPA to assess whether the 

proposed biodiversity features are sufficient to either compensate for 

the biodiversity loss resulting from the application or provide a level of 

enhancement. Consequently, I advise that presently there is insufficient 

information to assess whether BNG has been achieved. This can be 

resolved by the submission of a biodiversity gain plan demonstrating 

with appropriate biodiversity metric calculations the level of biodiversity 

net gain that will be achieved by the proposals. This should be 

supported by a management and review plan showing how target 

habitats and their conditions will be reached and maintained. The 

Environment bill sets 10% as the minimum net gain that should be 

expected. Although neither this figure nor measurable net gain is yet 

mandatory, it sets a standard that it is reasonable for the LPA to expect.  

  

As it is not presently clear that BNG can be delivered on site by the 

current scheme. If the LPA is seeking a biodiversity net gain from the 

development, given the constraints of the development an offsite 

solution may be the only means of delivering this. Since this would 



 

 

require either additional land sourced directly by the applicant or 

arranged by them through an intermediatory, or the payment to the LPA 

of a financial sum relative to required number of BNG units, matter that 

it may not be possible to secure by condition, I advise the biodiversity 

gain plan, if sort, is provided prior to determination.   

  

Habitats Descriptions  

The existing habitat has been described according to phase 1 habitat 

descriptions and symbology. If the metric is completed as advised this 

will need to be completed using UK habitats descriptions. For this 

further information on species diversity and the % cover of grassland 

species would generally be needed. The condition of the habitats will 

also require to be assessed using the relevant condition sheets. 

Consequently, full quadrate data and condition sheets would be 

expected to be submitted with any new survey information. 

Alternatively, if the Uk habitat type is derived without further surveys to 

define these characteristics, using available translation tables, given 

the frequent occurrence of common knapweed I would anticipate that 

the semi- improved grassland areas would be described as other 

neutral grassland.  

 

Second Response 

  

Thank you for consulting Hertfordshire Ecology on the application 
above, for which I have the following comments: 
 
Summary of advice: 
 
• Minimum 10% biodiversity net gain achieved. 
 
Supporting documents: 
 
The application is supported by the following report: 
 
• Preliminary Ecological Appraisal Survey by Arbtech, (report date 
(01/06/2020). 
• Biodiversity Metric 3.1 calculation (report date 22/09/2022) 
• Biodiversity Net Gain Plan by Ecology By Design (report date 
September 2022) 
 
Comments: 
The submitted metric calculation shows a biodiversity net gain 10.58 
net gain for area habitats and 30.63% for hedgerows will be achieved 
for the combined post development habitats within the application site 
and the Grovehill  Playing fields offsite location. These results also 
satisfy the metric trading rules and can be considered to represent a 
meaningful biodiversity improvement. 
 
I do not consider there is any fundamental problem with these 
proposals.  
 



 

 

However, I note the following point: I previously, prior to the production 
of this metric, raised issues with the onsite proposed habitats shown on 
the development landscaping plans in terms of their achievability and 
sustainability within the site’s limitations. Whilst I do not disagree that 
the habitat management prescription given within the Biodiversity Net 
Gain Plan if fully implicated will deliver the target condition. I note that 
managing the majority of the onsite grassland as a hay meadow would 
exclude its use as a recreational space by residents over large sections 
of the summer. Given this achieve only c10 % of the overall BU 
achieved and that there is an alternative offsite location available that 
might be further enhanced the LPA may choose to take a view on 
the suitability of this measure. 
 
Overall, the proposals meet the biodiversity net gain expectations laid 
out in the Environment Act. In accordance with the recommendations of 
the report the proposals will need to be supported by more detailed 
Management and Monitoring Plans and Landscape and Ecological 
Management Plan. These should be secured by Condition. 
 

Lead Local Flood 

Authority (HCC) 

Response awaited.  

  

Note: In the absence of this response, the LPA has requested 

independent advice from a drainage consultancy.   

 

National Air Traffic 

Services 

The proposed development has been examined from a technical 

safeguarding aspect and does not conflict with our safeguarding 

criteria. Accordingly, NATS (En Route) Public Limited Company 

("NERL") has no safeguarding objection to the proposal.  

   

However, please be aware that this response applies specifically to the 

above consultation and only reflects the position of NATS (that is 

responsible for the management of en route air traffic) based on the 

information supplied at the time of this application. This letter does not 

provide any indication of the position of any other party, whether they be 

an airport, airspace user or otherwise. It remains your responsibility to 

ensure that all the appropriate consultees are properly consulted.  

   

If any changes are proposed to the information supplied to NATS in 

regard to this application which become the basis of a revised, 

amended or further application for approval, then as a statutory 

consultee NERL requires that it be further consulted on any such 

changes prior to any planning permission or any consent being granted. 

 

Fire Hydrants Subject: 22/01258/MFA- Fire Hydrants  

  

CAUTION: This message was sent from outside of Dacorum BC. 

Please do not reply to, click links or open attachments UNLESS you 

recognise the source of this email and know the content is safe. Please 

report all suspicious emails.  

  



 

 

Dear Planning,  

   

This will require a condition for the provision and installation of fire 

hydrants by the developer, at no cost to the Fire and Rescue Service, or 

County Council.  

   

This is to ensure there are adequate water supplies to cover all 

proposed dwellings, for use in an emergency,  

    

Water Officer | Technical Services  

Hertfordshire Fire and Rescue Service   

  

Access  

  

Herts Fire & Rescue were asked by Herts Highways to review the 

above Planning Application and to pass any comments we have to 

yourself. We were sent the Proposed Site Plan and Transport 

Statement documents - from initial viewing these appear satisfactory. 

The only comment I have is on page 33 of the Transport Statement 

shows the swept path analysis for a fire tender at 2.5m in width whereas 

ours are 2.9m with full dimensions below;  

   

SWEEP AND TURN CIRCLES - APPLIANCES  

Maximum length……………8.1m  

Maximum height……………3.3 m  

Maximum width……………..2.9m including mirrors  

Maximum weight…………...19.0 tonnes  

Ground clearance…………..220mm  

   

   

Not to scale  

Width of roadway………….. 3.7m  

Turning circle………………..16m  

Sweep circle…………………18m  

   

Hertfordshire Fire Appliance  

Length: 8 metres  

Width: (with doors open) 4.3 Metres, Height 3.7 metres  

Weight: 19 Tonnes  

  

Homes England Response awaited. 

 

S106/Infrastructure 

Team (DBC) 

Response expected by 29 July 2022. 

 

 
 
 
 



 

 

APPENDIX B: NEIGHBOUR RESPONSES 
 
Number of Neighbour Comments 
 

Neighbour 

Consultations 

 

Contributors Neutral Objections Support 

45 3 0 3 0 

 
Neighbour Responses 
 

Address 
 

Comments 

Herts and Middx Wildlife 
Trust, Grebe House  
St Michaels Street  
St Albans  
AL3 4SN 

Objection: Biodiversity net gain not proven, surveys not completed. 
Ecological report not consistent with BS 42020 or CIEEM survey 
guidelines.   
  
This is a preliminary ecological appraisal or PEA. A preliminary survey 
is not appropriate to support a full or outline planning application. The 
CIEEM guidelines on PEA state:   
  
'1.5 Under normal circumstances it is not appropriate to submit a PEA 
in support of a planning application.'  
  
This is the case in this application because net gain has not been 
demonstrated, mitigation has not definitively stated and so the LPA 
cannot assess the application properly.  
  
NPPF states:  
174. Planning policies and decisions should contribute to and enhance 
the natural and local environment by:   
d) minimising impacts on and providing net gains for biodiversity.  
  
In order to objectively claim that the development delivers net gain, it 
should employ the Natural England Biodiversity Metric.  
  
This is the most objective way of assessing net gain on a habitat basis. 
It assesses ecological value pre and post development and has been 
endorsed through the passing of the Environment Act.   
  
The baseline score plus 10% must be exceeded by the proposal to 
claim net gain. If the site is incapable of achieving this score on site 
then offsite compensation must be provided. A biodiversity offset, or an 
agreement to provide one, must be provided for the requisite amount. 
All habitats both present and future must be fully described in 
accordance with the technical guidance that accompanies the metric to 
demonstrate that net gain can be achieved and how. The full metric in 
its excel form should be supplied to enable verification.  
  
BS 42020 states:   
'8.1 Making decisions based on adequate information  
The decision-maker should undertake a thorough analysis of the 
applicant's ecological report as part of its wider determination of the 
application. In reaching a decision, the decision-maker should take the 



 

 

following into account:  
  
h) Whether there is a clear indication of likely significant losses and 
gains for biodiversity.'  
  
The ecological report does not do this. It does not provide a clear, 
objective indication of losses and gains by reference to the metric. The 
application should not be approved until it does so.   
  
The PEA also states that surveys need to be completed. ODPM circular 
is explicit in stating that protected species surveys must be completed 
before a decision can be made.   
  
Once all surveys have been completed and net gain demonstrated, 
definitive mitigation or compensation measures must be stated for the 
proposals to accord with BS42020. 
 

17 Laidon Square  
Hemel Hempstead  
Hertfordshire  
HP2 6PE  
 

My partner and I bought our house in August 2021 with a major selling 
point being the fields behind the house and the general openness of the 
area.   
  
The access to site will disrupt existing residents parking as it goes 
through the current parking areas   
  
As someone who works in the construction industry for a major house 
builder I am fully aware of the works required to build what is on the 
application. With the current ecology of the area and it's constant use 
by members of the public there would be a significant change to 
peoples way of life.  
  
Whilst I agree we are in need of more social housing we should not be 
using our limited green belt land, there are plenty of brownfield sites or 
existing structures that can be repurposed.   
  
With the current proposed plans we face losing a lot of privacy to 
residents of the proposed building as they will be able to look directly 
into our back garden and main bedroom. 
 

15 Katrine Square  
Hemel Hempstead  
Hertfordshire  
HP2 6PF  
 

Once again another planning application for Marchmont Farm Fields 
adjacent to Laidon Square. My objections are still as my previous 
objections that the increase in dwellings in the already over-populated 
area of Grovehill will be detramental to the existing residents. 
  
The extra homes will be a huge strain on the existing amenities 
including local shops, public transport services, Gp surgeries and 
schools. The roads into and out of Grovehill are already full to capacity. 
  
Dacorum Borough Council struggle to maintain Grovehill and certain 
areas are neglected, this plan would add to the problems.  
The green space that would be used would take away the outlet for 
many to relieve stress, access to open space and fresh air and would 
have an adverse affect on peoples mental wellbeing. It is a much well 
used area.  
Please consider rejecting this and any future development planning 
applications for this area. 



 

 

 
APPENDIX C  
 
Changes in Material Circumstances since the Adoption of the Master Plan for LA1 and Site 
Allocations Development Plan Document (Excluding the Emerging New Dacorum Local 
Plan) 
 
These include: 
 
Site/ Local 
 
Grovehill Neighbourhood Plan 2018. 
 
The Withdrawal of Application 4/00045/19 for the LA1 development including the Land owned by 
Dacorum Borough Council and the submission of a new application excluding the Council owned 
land considers by the Committee in April 2021. 
 
Issue of a Screening Opinion 4/01938/17/SCE relating to the LA1 Site. This confirms that the 

development is not an Environmental Impact Assessment  development under the Regulations. 

Hemel Garden Community Site chosen by the Government for future development in Hemel with the 
subsequent HGC Charter. 
 
The East – West Link Road Junction and the inclusion of the Spine Road through the site to ‘future 
proof’ the development. This provides for the potential opportunity to link the development to the at 
the Hemel Gardens Communities /North Hemel Hempstead if this is supported through the new 
Local Plan. Note: The proposed Link Road Junction roundabout requirements as a strategic link to 
Hemel Garden Community Site are different to the previously expected junction/ inclusion of the 
Spine Road through the site to future proof the development, enabling it to link to development at 
North Hemel Hempstead should this be allocated for development in the new Local Plan. Hemel 
Garden Community chosen by the Government for future development in Hemel.  
 
Emergency Access serving the Development. The uncertainty regarding the location of the 
Emergency Access serving the development until very recently with various options. In addition to 
that now proposed onto Laidon Square, these include an Option onto the Link Road to be retained in 
the Revised Scheme 2 in addition to that now proposed onto Laidon Square. 
 
Piccotts End Lane BOAT.It is understood that Hertfordshire County Council has made a decision to 
make Piccotts End Lane from Piccotts End to Washington Avenue junction a BOAT ( Byway Open to 
All Traffic) and from Washington Avenue junction to Aycliffe Drive a Restricted Byway. On this basis 
all current restrictions on Motor Vehicles will still be in place. 
 
Sale of the Land at the Site by Gleesons to Homes England. 
 
National Policies 
 
The National Planning Policy Framework February has been updated.  
 
The associated updating of the National Planning Guidance.  
 
Publication of the National Design Guide. 
 
Biodiversity Net Gain Requirements through the Environment Bill,. 
 



 

 

The Five Year Housing Land Supply Deficit / Housing Delivery Test/ The Expected Higher Level of 
Housing that Dacorum is required to Support/Deliver as compared with the Lower Core Strategy. 
 
National Climate Emergency. 
 
Custom & Self Build Assessment Framework: January 2020. 
 
Community Infrastructure Changes November 2020. 
 
Council Policy /Documents/ Local Studies etc. 
 
Chilterns Conservation Board Management Plan 2019- 2024. 
 
Dacorum Parking Standards November 2019. 
 
Dacorum Corporate Plan 2020. 
 
Dacoum  Growth and Infrastructure Strategy 2050: Shaping the Future of Dacorum 
Dacorum Climate Emergency Strategy. 
 
The Gypsy & Traveller Needs Assessment March 2019/Hertfordshire County Council is not taking 
on the Management of New Gypsy and Travellers Sites. 
 
South West Hertfordshire Local Housing Needs Assessment Update. August 2020. 
 
Hertfordshire County Council Local Transport Plan. 
 
Chiltern Beechwoods Moratorium 
 
  
  
 


