ITEM NUMBER: 5a

23/01998/FUL Construction of 9 Dwellings, New Pedestrian Link and Bus Drop
Off Area

Site Address: Land off Astrope Lane, Long Marston, Tring

Applicant/Agent: Lox Farm Limited | TAS Architects

Case Officer: Robert Freeman

Parish/Ward: Tring Rural Parish Council | Tring West and Rural

Referral to Committee: | This application has been referred to the Development

Management Committee due to the objections of the Parish
Council and at the request of Clir Smith-Wright. These objections
relate to the flood risk that the development proposes to residents
of Astrope Lane and Long Marston and to matters of highways
safety.
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RECOMMENDATION - That planning permission be DELEGATED with a VIEW TO
APPROVAL subject to the completion of a legal agreement securing mitigation measures
in accordance with the Chilterns Beechwoods Mitigation Strategy.

SUMMARY

The proposed development and the extension of the village of Long Marston is considered
to be acceptable in principle in accordance with Policies CS1, CS2 and CS7 of the Core
Strategy, This high quality and sustainable form of development would support the viability
and vitality of the village of Long Marston in accordance with Policy CS7 of the Core
Strategy and would make a small contribution towards the delivery of new homes under
Policy CS17 of the Core Strategy. It would also provide significant public benefits to the
village in terms of the delivery of additional public open space and the provision of a safe
and convenient school drop off/collection facility with sensory space.

The proposals would result in less than substantial harm to the character and appearance
of the Long Marston Conservation Area and Area of Archaeological Significance and this
would clearly be out-weighed by the public benefits arising as a result of the development
of this site in accordance with the NPPF and Policy CS27 of the Core Strategy.

The proposed dwellings would not be at risk of flooding nor increase the risk of other
dwellings flooding within the locality in accordance with the NPPF and Policies CS31 and
CS32 of the Core Strategy

SITE DESCRIPTION

The application site is located in the designated Rural Area beyond the village boundary of
Long Marston and beyond the boundary of the Long Marston Conservation Area. The site
is located within Area of Archaeological Significance 12 (Long Marston) which extends to
the south of the settlement.

The site comprise 0.58 hectares of land located between the access road to Loxley Stables
and car parking area to the rear of Marston Court, Long Marston. It is bounded by Astrope
Lane along the south-eastern boundary with farmland to the west of the site. The site is
relatively flat and comprises an area of grassland on the edge of Long Marston and
backing onto a pond and the grounds to Long Marston C of E primary school.

An existing footpath cuts across the north-western edge of the site and offers pedestrian
connections between to the school and Station Road (east) and open countryside (west).
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The public right of way network is important given a lack of pedestrian footway to Astrope
Lane.

PLANNING HISTORY

The application site has an extensive planning history and has been subject to a number of
pre-application enquiries by the applicants since 2014.

The current application follows a request for pre-application advice (20/00042/PREC)
regarding the construction of a development of 11 dwellings at the application site together
with a new access for the adjacent primary school and communal areas.

This followed a request for pre-application advice regarding the construction of 9 units
thereon (4/00433/14/PRE)

A planning application was submitted at the end of 2020 for the construction of 14
dwellings on the site, however this was withdrawn to allow further consideration of flood
risk issues in light of a serious flooding incidence in the village in the early part of 2021.
The scheme for 14 dwellings on the site was considered by the Community Review Panel
prior to its submission with the panel complementary about the scheme’s community focus,
landscaping and open space and enhanced connections to the school.

Other Relevant History

Planning permission was granted under planning application 4/02678/15/FUL for the
construction of three dwellings at the rear of Loxley Farm. These dwellings were subject to
a planning condition (Condition 5 and 6) relating to the construction and retention of a
sustainable drainage system that relied on existing drainage ditches to the west of the site
(north west of the application site) There is currently an outstanding planning enforcement
case relating to the infilling of the drainage ditch (E/24/00285/BOC) within the garden of 3
Loxley Stables.

PROPOSALS

The proposals involve the construction of a small-scale development of 9 new dwellings (3
X 3-bed and 6 x 4-bed) around a central amenity green to the front of the dwellings. This
allows for the provision of individual private gardens orientated to the south-east and south-
west of the site and the retention of significant landscaping along the south-eastern
boundary of the site. These properties would be accessed via a new vehicular access from
Astrope Lane.

The proposals also involve the construction of dedicated school bus drop off and collection
point together with a sensory rest area and a new pedestrian link and nature trail
connecting Astrope Lane to Long Marston Primary School. The school bus and drop off
area are specifically designed to address and existing transport issue within the village of
Long Marston.

The proposals have evolved during the course of the application in accordance with the
comments of the design officer and to improve the environment and safety in respect of the
school drop off and collection zone. The scheme has also been revised to address issues
arising out of comments within the Stage 1 Road Safety Audit and provide further
information in respect of flooding and drainage.



6. REPRESENTATIONS

Consultation responses

6.1 These are reproduced at Appendix A.

Neighbour Responses

6.2 These are reproduced at Appendix B

7. PLANNING POLICIES
National Planning Policy Framework (NPPF) (December 2024)
Dacorum Borough Core Strategy 2006-2031 (adopted September 2013)

NP1 - Supporting Development

CS1 - Distribution of Development

CS2 — Selection of Development Sites

CS7 — Rural Area

CS8 — Sustainable Transport

CS10 - Quality of Settlement Design

CS11 - Quality of Neighbourhood Design
CS12 - Quality of Site Design

CS13 — Quiality of Public Realm

CS17 — New Housing

CS18 — Mix of Housing

CS26 — Green Infrastructure

CS27 — Quiality of Historic Environment
CS29 - Sustainable Design and Construction
CS31 — Water Management

CS32 — Air, Soil and Water Quality

CS35 — Infrastructure and Developer Contributions.

Dacorum Borough Local Plan 1999-2011 (adopted April 2004)
Policy 13 - Planning Conditions and Planning Obligations
Policy 51 — Development and Transport Impacts
Policy 54 — Highway Design
Supplementary Planning Guidance/Documents:
Car Parking Standards SPD (2020)
Energy Efficiency and Conservation
Hertfordshire County Council - Place and Movement Planning Design Guide
Water Conservation

8. CONSIDERATIONS

Main Issues

The main issues to consider are:

- Principle of Development
- Layout and Design



- Impact on Heritage Assets

- Highway Safety & Parking

- Flood Risk and Drainage

- Other Material Considerations

Policy and Principle
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The application site is located at the edge of the village of Long Marston, a designated
small village in the Rural Area, and would form a natural extension to the village envelope
in accordance with Policies CS1, CS2 and CS7 of the Core Strategy.

Policy CS2 sets out that extensions to defined settlements in the Rural Area should be
accessible and allow good transport connections, should have regard to the environmental
constraints and opportunities and provide an effective use of land. A primary objective will
be the conservation of the rural character of settlements and the surrounding countryside.

Policy CS7 identifies that small scale development for housing will be acceptable in
principle at Long Marston; particularly where it would meet the objectives identified in
paragraph 8.2 above.

The development would utilise an area of open land at the edge of the village of Long
Marston upon which there are existing public footpath connections and urbanising features
including the access to the development at Loxley Farm Stables and utilities. It is physically
well connected to the village and must be viewed in the context of development to the
north. This site is well screened from Astrope lane by existing landscape features, bounded
to the south-west by an existing hedgerow and to the north by an existing belt of green and
blue infrastructure between the site and primary school. The site is considered suitable for
a low-density development (circa 15 dph) which would not result in significant harm to the
rural character of the village nor encroach on surrounding countryside forming the wider
setting to the village.

The development is therefore considered to be acceptable in principle.
The proposals would provide a high quality and sustainable addition to the village
supporting the provision of additional homes to address the requirements under Policy

CS17 of the Core Strategy.

Layout and Design

The proposed development is considered to be a high-quality contemporary addition to the
village of Long Marston. The proposed development is appropriate in terms of its layout,
bulk, scale, site coverage, height and materiality and provides significant landscaping and
amenity areas to ensure a high standard of development in accordance with Policies CS10,
CS11 and CS12 of the Core Strategy.

The proposals involve the construction of nine residential units around a central communal
amenity area including drainage infrastructure, soft landscaping and recreational space.
Dwellings face into the site allowing the retention of landscaping features around the
periphery of the site and affording significant space to the south-eastern and north-eastern
boundaries to provide a dedicated bus drop off/collection area and footpath.

Residential units are constructed to exceed the minimum space standards for residential
units with all properties benefitting from private external amenity spaces of at least 11.5m
in depth in accordance with Saved Appendix 3 of the Local Plan 1991-2011.
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The proposals take inspiration from the palette of materials and textures in the locality and
uses a mix of timber cladding, brickwork and hexagonal clay tiles to respond to the local
vernacular and create a sense of place. A strong asymmetrical gable roof form is repeated
throughout reflecting an approach in many existing residential properties in the village,
albeit with a modern zinc finish. Solar panels are integrated to southern facing roof slopes.

The proposals respond positively to both pre-application advice and comments from the
Design and Conservation team during the application.

Officers would highlight the inclusion of a sensory area adjacent to the proposed bus drop
off and collection area and the inclusion of well thought out and considered pedestrian
routes to access communal open space within the scheme. The inclusion of these
elements embraces officer comments regards “autistic friendly design’ and legibility. They
would exceed those measures encouraged under paragraphs 96, 103 and 115 of the
NPPF and Policies CS8 and CS12 of the Core Strategy and should provide an exemplar to
other developments within the Borough.

Impact on Heritage Assets

The Planning (Listed Buildings and Conservation Areas) Act 1990 places a legal duty on
the local planning authority under Section 66 to consider, when determining applications for
development affecting listed buildings, to pay special regard to the desirability of preserving
or enhancing the buildings special interest or its setting. In respect of development
affecting buildings or land in a Conservation Area special attention should be paid to the
desirability of preserving or enhancing the character and appearance of that area under
Section 72 of the Act.

The site is located on the edge of the Long Marston Conservation Area and to the south of
the grade Il listed Loxley Farm. The site also falls within an identified Area of
Archaeological Significance on the edge of Long Marston. The Council needs to carefully
consider the impact of development upon heritage assets in accordance with The Planning
(Listed Buildings and Conservation Areas) Act 1990, in the context of the NPPF and Policy
CS27 of the Core Strategy.

The application is accompanied by a Heritage Impact Assessment undertaken by KDA
Archaeology. This report concludes that the proposed development would have a neutral
or positive impact on the setting of the Long Marston Conservation Area and no impact
upon the historic character, appearance and setting of the grade Il listed Loxley Farm to
the north of the site. It also considers that the impact on below ground archaeology is likely
to be low, but mitigation can take the form of an Archaeological Watching Brief if required
by the LPA

The Long Marston Conservation follows the settlement pattern and is linear in nature. The
historic character of the village of Long Marston is described in the Draft Conservation Area
Appraisal for the village as “essentially that of an isolated agricultural settlement with
medieval origins”

The core of the village has shifted “eastwards to the main road from Tring to Wingrave
leaving the medieval origins to gently fade away at the end of Chapel Lane” The
preponderance of farmsteads in the heart of the village is described as unusual within
Hertfordshire and is identified as a key contributor to the character and appearance of the
village.
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The Draft Conservation Area Appraisal highlights that farmsteads within the heart of the
village often have barns close to the road as are a number of properties around the
crossroads. Some of the key features of the Conservation Area are identified at paragraph
5.2 of the Draft Conservation Area Appraisal and include the relationship between
properties and the highway, the use of local and traditional materials (timber frame and
brick or stained weatherboarding with clay tiles or slate roofs) and boundary treatments
(hedges and low walls). The appraisal identifies the negative impact of traffic and parking
from through traffic and congestion at Station Road upon the Conservation Area.

The proposed development is located outside of the boundary of the Conservation Area
and would contribute to the mix of residential development within the village. The proposals
embrace some of the key characteristics of the Conservation Area in terms of its layout and
materials, albeit with a more contemporary approach, The proposed dwellings feature
strong asymmetrical gable roof forms and a number of similar examples within the
Conservation Area are referenced within the applicants Design and Access Statement.to
justify this approach to development.

The proposals are considered to result in limited harm to the appearance of the
Conservation. Whilst there would be a slight loss of pastoral setting to the village and the
Conservation Area, the design of the development is appropriate and the proposals would
seek to address some of the negative influences of the Conservation Area such as those
associated with traffic.

In terms of archaeological deposits, KDA Archaeology undertook extensive trial trenching
in respect of Loxley Stables to the north of the site when this site was developed. They
discovered a small number of post medieval to modern deposits. They do not anticipate
that any significant archaeological deposits will be found when developing the application
site based on these findings and historical mapping of the village, albeit there is evidence
on maps dating from 1766 that buildings may have stood in or near the north-eastern
corner of the site.

The County Archaeology Unit indicates that since the site has been in agricultural use
throughout the later post-medieval period, and is currently undisturbed grassland, any
archaeological remains present are likely to be well preserved. The development should be
regarded as likely to have an impact on significant heritage assets of archaeological
interest.

It is considered that the development of the site would result in less than substantial harm
to heritage assets when assessed under the NPPF and Policy CS27 of the Core Strategy;
primarily in view of the potential impact on archaeology. This would clearly be outweighed
in this case by the public benefits arising as a result of this development. These benefits
include the delivery of homes, open space and bus infrastructure. A scheme for
archaeological investigation and recording will be secured by condition.

Access and Parking

The proposals involve the construction of a new access onto Astrope Lane to serve the
residential development of nine dwellings and the creation of a bus drop off and turning
area and pedestrian link to the adjacent primary school.

The new bus drop off area has been proposed along Astrope Lane with the intention of
addressing a significant traffic congestion issue that the village has at the beginning and
end of the school day as a result of the existing school bus dropping off pupils directly
outside Long Marston primary school and obstructing the free and safe flow of traffic on
Station Road and blocking up the crossroads at Station Road/Astrope Lane. This new bus
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drop off and collection area has been developed in consultation with both the primary
school and Al Bus and Coach Ltd, the operator of the school bus route, and is seen as a
significant benefit to both parties as set out within the Updated School Access Strategy.

There are no objections to the access and parking arrangements for this development from
Hertfordshire Highways in their capacity as highway authority.

Access and Egress

Visibility splays in accordance with the recommendations of the highway authority can be
provided at the entrance to the residential development and to the proposed bus drop off
and collection point and as a consequence should allow the safe access and egress for
vehicles to the application site in accordance with Policy CS9 of the Core Strategy. These
can be achieved without resulting in the significant removal of vegetation at the boundary
of the application site and without any harm to the rural character and appearance of
Astrope Lane.

The proposed access to the residential element of the proposals would be constructed to a
width appropriate to access a scheme of nine residential properties in accordance with the
advice within Hertfordshire County Council - Place and Movement Planning Design Guide
and its predecessor “Roads in Hertfordshire” The volume of traffic associated with a
development of this scale is not considered to have a significant detrimental impact upon
the volume of traffic on Astrope Lane and is considered to be appropriate in accordance
with Policies CS8, CS9 and CS12 of the Core Strategy. The internal road layout is
designed to be utilised as a shared space and should result in low traffic speeds within the
street. Pedestrian movements within and around the site are prioritised in accordance with
Policies CS8 and CS12 of the Core Strategy with a number of public footpath connections
established through the site towards the primary school, Station Road and the
neighbouring countryside to the west of the site. These will connect with the existing east-
west public right of way across the site, the condition of which will be improved as a result
of development.

Bus Access and Sustainable Transport

The bus layby has evolved during the determination of this case from an on-street bay on
Astrope Lane to the provision of a dedicated bus drop off and collection point completely
within the application site. The access and turning area has been subject to an
independent Road Safety Audit. This has been scrutinised by Hertfordshire Highways and
is considered to be appropriate to provide a safe and convenient drop off area thereby
reducing the need to utilise Station Road with the incumbent delays to other vehicles
thereon. Vehicle tracking diagrams demonstrate that there is sufficient space in which to
enter and exit this area in a forward gear and its use is supported by the bus operator. The
development prioritises the need of other road users and passenger transport over the
private car with significant space provided for pedestrian links. Consideration around child
safety, well-being and sensory processing issues have informed the design of the drop off
area and footpath links with a reduction in plot 9 being provided to enhance the public
realm within the site.

The proposals would see the existing public right of way (east-west) across the site
improved and resurfaced with the issue of pooling water adjacent to 3 Loxley Farm Stables
being addressed. A safe footpath link would be introduced between the bus drop-off/
collection area of the school thereby encouraging more use of sustainable travel options.
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Car Parking

The development, as set out in Policies CS8 and CS12 of the Core Strategy, is expected to
provide sufficient, safe and convenient car parking based on the car parking standards in
the Car Parking Standards SPD (2020)

The application site is located within Accessibility Zone 3 for the application of car parking
standards under the Car Parking Standards SPD (2020) The Car Parking Standards SPD
(2020) would expect the allocation of 2.25 spaces per 3-bedroom dwelling and 3 spaces
per 4-bed unit to be provided for this development. This equates to a total provision of
24.75 spaces. The proposed development would provide a total of 2 off street allocated car
parking spaces per residential unit with a further nine spaces provided as visitor spaces
around the public open space within the centre of the site. In total 27 car parking spaces
would be provided representing a minor over provision (2 spaces) in car parking against
the adopted standards.

The overall level of car parking provided on the application site for the occupants of the
scheme is considered to be appropriate having regard to the advice in the Car Parking
Standards SPD (2020). The level of car parking is not considered to undermine the
objectives of sustainable transport policies which are fully embraced within the
development in accordance with Policies CS8 and CS12 of the Core Strategy. The
additional parking would be adaptable and allow for some extension and growth in the
occupancy of the proposed dwellings as family composition changes without undermining
the design principles behind the development.

Flood Risk and Drainage

The NPPF advice on meeting the challenges of climate change, flooding and coastal
change is set out in Chapter 14 of the NPPF. The key paragraphs therein are those at
paragraph 170 and 172. Paragraph 172 of the NPPF clarifies that all sources of flood risk
should be considered with the primary objective of directing new development towards
areas of lower flood risk.

In determining planning applications, local authorities should ensure that there is no
increase in flood risk to development off-site as a result of development in accordance with
paragraph 181 of the NPPF. Paragraph 182 explains that where development could affect
drainage on or around the site this should incorporate sustainable drainage systems to
control flow rates and reduce volumes of run-off proportionate to the nature and scale of
the proposals.

Further guidance on Flood Risk is contained within the National Planning Policy Guidance
(NPPG) on Flood Risk and Coastal Change. “Flood risk” is a combination of the probability
and the potential consequences of flooding from any source.

The application is accompanied by a Flood Risk Assessment undertaken by Price Myers
and additional information has been provided through the submission of a Flood Risk
Mitigation Addendum. This Addendum includes a survey of the condition of ditches on
Astrope Lane and to the north-west of the site/ rear of Chapel Lane. Additional drainage
calculations have been submitted in accordance with the advice from the Lead Local Flood
Authority (LLFA).

The overall conclusions are that the site can developed so as not to be at risk of flooding
nor increase the risk of flooding elsewhere. This has resulted in no objections being raised
by the LLFA subject to the conditions set out in their response in Appendix A.
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Sources of Flood Risk

Fluvial Flood Risk

The application site is primarily located within Fluvial Flood Zone 1 with a small section
adjacent to the western boundary of the site within Flood Zone 2! Developments within
Flood Zone 1 are considered to be at low risk of flooding.

Groundwater Flood Risk

The site is considered to be at moderate risk from groundwater flooding given that the
ground is made up of chalk bedrock with clay, silt and sand deposits. The site has been
subject to groundwater monitoring with the highest groundwater identified as 0.59m below
ground level. The extent of the risk for groundwater flooding is extensive across the central
and western areas of the village.

Surface Water Flood Risk and Overland Flows

The Environment Agency Surface Water Flood Risk maps show that the site is at low-
medium risk of surface water flooding with the adjacent land to the north east of the site
boundary at high risk of surface water flooding. The application proposes SuDs along this
boundary with the aim of alleviating any surface water flooding and levels will be designed
to retain surface water run-off within the site prior to discharge at a restricted rate.

Analysis
Analysis — Sequential Assessment

The Council needs to consider the area in which to apply any sequential test for the
assessment of individual planning applications. The search area in this case is limited
given that part of the proposals seek to address localised issues with access to the
adjacent primary school and that development is necessary to sustain the vitality and
viability of the village of Long Marston and thus should be located in a sustainable location
and natural extension thereto.

Having reviewed the information provided and the available flood risk maps, the site
appears as an island between notable sources of flood risk. It is one of two sites identified
as being available for housing within the Strategic Housing Land Availability Assessment
2016 (TW/25) with the other having already being developed.

It is clear that there are no sequentially preferable sites for the location of this development
within the village of Long Marston or at the periphery of the village that would be at lower
risk of flooding than the application site and capable of accommodating the scale of
development envisaged in this scheme. The site is at low risk from fluvial flooding (Flood
Zone 1) and within the site itself, the access and dwellings are located outside of the extent
of Zone 2 (Moderate Risk) flooding. The site itself also appears to be located beyond the
area most susceptible to surface water flooding adjacent to the culvert and river course in
Station Road /Tring Road. The proposals would therefore not conflict with the advice in
paragraph 172 of the NPPF and NPPG on Flood Risk directing development to areas of
lower risk and would pass a sequential assessment to flood risk.

1 Environment Agency Flood Risk Maps for Planning.
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Flood Mitigation and Drainage

The applicants Drainage strategy seeks to restrict the run-off from the development below
the level expected from a Greenfield site through the use of on-site SuDs. These SuDS
include the provision of a detention pond and swales upon the site and these form an
important element of the communal green space and outdoor amenity area. Further details
of the management and long-term maintenance of the drainage and associated
infrastructure will be secured by a planning condition and/or legal agreement.

The preferred route of discharge would then be to direct water along the Astrope Lane
ditches away from the site and the village. Surface water will outfall into the existing
surface water ditch to Astrope Lane (or other ditches) at a controlled rate via a flow control
chambers. The proposed flow rate is a reduction of approximately 62% from the 1:100 year
storm event flow rate under current Greenfield site conditions.

Beyond the site, a number of off-site mitigation measures are proposed to clear and
regrade ditches to ensure that water flows away from the village of Long Marston. These
are set out within the submitted Flood Risk Mitigation Addendum.

The Astope Lane ditch and others around the application site have been surveyed. The
survey report established that there were a number of obstructions in the ditches between
the application site and the point of discharge into the downstream watercourse. These
include blockages at three key locations and a number of other more minor ditch
blockages. The flow of water is being restricted at pedestrian crossovers, vehicular
crossovers and as a result of tree debris in the ditch and a lack of maintenance thereto.
The applicants propose to clear these ditches as part of the drainage strategy and as set
out in drawings P200-SK04 and P200-SK05

LIDAR data? and topographical level surveys demonstrates that a number of existing
routes are intended to carry surface water towards the south-west towards Tring Bourne
and away from the village of Long Marston. The LIiDAR data indicates that alterations and
regrading of the site and ditch are achievable.

The preferred route of discharge for surface water would be along the Astrope Lane
ditches, although a range of options to deal with surface water run-off are included within
the submitted Flood Risk Mitigation Addendum..

The drainage route options have been reviewed by the LLFA and the Council and are
considered to provide a number of feasible options to drain surface water from the site
such that it does not pose a risk of flooding to neighbouring properties. These options can
be used either in isolation or combined to address flood risk in the locality.

LiDAR topographical information has been provided to demonstrate the existing site levels
and to provide an indication of the extent of alterations required in order to create a feasible
flow route from the application site and away from residents. This data indicates, as
identified by the owner of 3 Loxley Stables, that there will be a need to manipulate ground
levels both within the application site and adjacent drainage routes in order to flow towards
the Gudgeon’s Stream/Ashen Brook.

2 LiDAR' is an airborne mapping technique that measures the height of the terrain and surface objects on the
ground, allowing highly detailed terrain models to be generated at spatial resolutions of between 25cm and 2
metres. It also removes surface objects from the Digital Surface Model to produce a terrain model of just the
surface. The vertical accuracy of the LIiDAR dataset is +/-15cm RMSE. .
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It is important to note that the flood mitigation and drainage strategy is designed so as to
not increase the risk of flooding either on site or as a result of this development on
neighbouring land and is not proposed to be a solution to existing flooding and drainage
issues within the village of Long Marston.

Flood Risk Maintenance Responsibilities and Management

A clear strategy to provide remedial works to ditches and to work with landowners to help
clear existing watercourses and address flooded footpath crossings is set out within the
Flood Risk Management Addendum submitted with this case. Evidence has been provided
that the extent of these works have been agreed in principle with the relevant adjacent
landowners who have a riparian responsibility to maintain the ditches adjacent to their land
irrespective of the outcome of this planning application.

The Lead Local Flood Authority have suggested a number of planning conditions to be
imposed on this permission in the event of the grant of planning permission. These are set
out within the response of the LLFA in Appendix A of this report.

The Use of Planning Conditions for Drainage Works and Effectiveness of Remediation
Works

The conditions suggested by the LLFA would require off-site works to be undertaken to
effectively demonstrate that the Astrope Lane ditch (or other measures in the Flood Risk
Mitigation Addendum) had been cleared and could be regraded in order to provide an
acceptable drainage solution to manage surface water run-off from the development.

A neighbouring party and the Parish Council contend that in addition to the off-site
drainage works being fundamentally flawed, the imposition of planning conditions relating
to these works and the imposition of such conditions would be unlawful.

They indicate that it is established law that conditions should only be imposed which can
be said to fairly and reasonably relate to the permitted development (see Menston Action
Group v. City of Bradford 2016 EWCA Civ 796) and that these proposals go well beyond
that such that they cannot lawfully be dealt with by conditions. To do so would, in their
opinion, be ultra vires.

Although it would be ultra vires to require works which the developer has no power to carry
out, or which would need the consent or authorisation of a third party, it may be possible to
achieve a similar result by a condition worded in a negative form, prohibiting development
until a specified action has been taken (a Grampian condition). Such conditions should only
be imposed on a planning permission, if there is a reasonable prospect of the action being
performed within the time-limit imposed by the permission.

It has been confirmed by the LLFA that the clearance of the ditches is necessary to
achieve an acceptable form of drainage for the proposed development and as such one
would contend that the proposals for off-site works would be reasonably related and
necessary for the development to be considered acceptable. Furthermore, | am satisfied
that given the evidence provided of agreement of riparian owners to undertake the works
that there is a reasonable prospect of the necessary remediation work being undertaken
within the life of the planning permission.

It is also evident that there is a responsibility on riparian landowners in any event to
maintain the ditches in a reasonable condition to allow the free flow of water towards the
Gudgeons Stream/Ashen Brook or Tring Bourne and that conditions attached to planning
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permission 4/02678/15/FUL arguable require one of the options suggested for drainage of
this site to be maintained in any event.

For these reasons, | am satisfied that there is sufficient control to enable both the on-site
and off-site works to be maintained in perpetuity. The submitted drainage solution should
therefore be considered acceptable in accordance with the NPPF and Policy CS32 of the
Core Strategy,

Landscape and Ecology

A key part of the strategy for the development of the site focuses on the creation of a
central high quality communal open space planted to enhance the biodiversity of the site
and planted with a range of habitat. This approach to ecology and biodiversity does not
stop with the soft landscaping areas but extends to the incorporating of habitat within the
built form including the provision of biodiversity chimney stacks, green roof and bat and
bird bricks; thus allowing co-habitation of wildlife and residents.

The proposed development has been carefully designed to ensure the retention of the
trees and hedgerows upon the site and their strengthening with additional landscaping. The
majority of the existing trees and located around the perimeter of the site and comprise
Field Maples as set out within the submitted Arboricultural Report with two large Poplars
located to corner of the site adjacent Martston Court. All of the trees are to be retained
although a small section of hedgerow along the highway boundary will be removed to
create access to the site. Following amendments to the bus collection area it also appears
likely that there will be a need to review whether it is feasible to retain T13 and T14
(Poplars) There should be no objection to the removal of T13 and T14 if considered
necessary given that they are identified as being poor quality specimens (Class C3)® and
given that the landscaping of the site would mitigate any loss of trees.

Further details of the landscaping of the site should be secured by planning condition.
Protected Species

The impact of the development on protected species has been considered by the Ecology
team at Hertfordshire County Council and their advice is set out in Appendix A below. The
advice has considered the Ecological Appraisal undertaken by Cherryfield Ecology. The
Ecology team at Hertfordshire County Council (LEADS) have no objection in principle to
the grant of planning permission subject to conditions securing the additional works and
mitigation measures identified within the Ecological Appraisal.

Chilterns Beechwoods Special Area of Conservation

The application site is within the Zone of Influence of the Chilterns Beechwoods Special
Area of Conservation (SAC) The Council has a duty under Conservation of Habitats and
Species Regulations 2017 (Regulation 63) and Conservation of Habitats and Species (EU
exit amendment) Regulations 2019 to ensure that the integrity of the SAC is not adversely
affected by new planning proposals.

The applicants can be provided with Strategic SANG in accordance with the Chiltern
Beechwoods Mitigation Strategy and such mitigation will be secured via a legal agreement
under Section 106 of the Town and Country Planning Act 1990 (as amended). There would
also be an obligation upon the developer to pay the contribution required for SAMM

3 Trees categorised in accordance with BS5837:2012 from A (High Quality) to C (Poor Quality) and
Conservation Value (1 -3 (No material conservation or cultural value)
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Infrastructure

All new developments are expected to contribute towards on-site, local and strategic
infrastructure needs arising as a result of development in accordance with Policy CS35 of
the Core Strategy. The applicants are providing significant community benefits on site
through the creation of an area of public open space and by through the provision of a
school drop off and collection point thereby addressing local infrastructure issues. In
addition the development will be required to pay the Community Infrastructure Levy in
accordance with the Charging Schedule and this will be utilised to fund infrastructure
improvements in the locality.

In addition to these sums, it is noted that a number of parties have suggested that the
developers should provide a contribution towards the on-going management and
maintenance of drainage ditches within the locality. This request is not considered to meet
the relevant tests to secure contributions and infrastructure improvements under Section
106 of the Town and Country Planning Act 1990 (As Amended). It is not reasonable nor
proportionate to the scale of the development proposed nor is it considered necessary
given that the Drainage Strategy identifies that the proposals would not increase any flood
risk to neighbouring property. The responsibility for maintenance already falls on riparian
landowners and is therefore unnecessary. Furthermore, should the Parish Council consider
this to be a high infrastructure priority in the area, they would be capable of funding
maintenance from their Neighbourhood Proportion of CIL funding as per the purposes of
the neighbourhood proportion.

Other Material Planning Considerations

Biodiversity Net Gain (BNG)

Biodiversity Net Gain (BNG) is a way of creating and improving natural habitats and makes
sure that development has a measurably positive impact on biodiversity. There are some
exceptions to the requirement to secure BNG as set out in the Biodiversity Gain
Requirements (Exemptions) Regulations 2024. This application was submitted prior to the
requirements for BNG and is therefore exempt from the mandatory requirement for a 10%
gain.

Contamination

The Council’s scientific officer has been consulted in respect to claims regarding the
historic land use of the site and potential for contamination. It is unlikely that the comments
of this officer would result in a recommendation for the refusal of the application with such
matters normally being addressed by the imposition of planning conditions. A precautionary
approach should be undertaken to development on the site and in the event of
contamination being encountered it would be recommended that works cease and that this
team is consulted.

Housing Land Supply

Our current housing land supply is around 1.04 years and represents an acute shortfall in
the delivery and supply of new homes. As the Council is currently unable to provide a 5
year housing land supply in accordance with paragraph 11 of the NPPF (see also
paragraphs 78 and 227 of the NPPF) and has a poor record of housing delivery then the
tilted balance at paragraph 11 d) of the NPPF is enacted. There are no strong reasons in
the NPPF for refusing development on this site nor would any adverse impacts of doing so
outweigh the benefits of development when assessed against the policies in the
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Framework. In such circumstances the Council is strongly directed towards the grant of
planning permission.

Impact on Neighbouring Properties

The residential use of the site should not result in any significant harm to the use of
neighbouring property in accordance with Policy CS12 of the Core Strategy. The nearest
residential receptors are located to the east of the property at Marston Court and to the
north-west of the site at Loxley Stables. The neighbouring properties are located over 25m
(approximately) from built development such that there would be no harm to amenity as a
result of overlooking, loss of daylight or loss of sunlight in accordance with Policy CS12 of
the Core Strategy and Saved Appendix 3 of the Local Plan 1991-2011.

Sustainability

Sustainable building design and construction is an essential part of the Council’s response
to the wider challenges of climate change, natural resource depletion, habitat loss and
wider environmental and social issues. The Council expects buildings to be constructed to
the highest design standards in accordance with Policies CS29, CS31 and CS32 of the
Core Strategy.

The submitted Design and Access Statement sets out how the development will be
constructed to a high specification in the interests of energy efficiency and water
conservation in accordance with the Building Regulations and to address the requirements
under Policies CS29, CS31 and CS32. The objective is a low carbon development
appropriate to the village setting and one which utilises natural and sustainable materials in
its construction. The proposals focus on thermal efficiency and insulation, with high quality
glazing and construction materials. The plans clearly incorporate integrated solar panels on
the southern roof slopes to each building whilst the orientation and layout of the dwellings
themselves maximises solar gains to provide passive heating in winter whilst controlling
over heating in the summer. All dwellings would be provided with EV Charing points in
accordance with the Building Regulations and Car Parking Standards whilst space has
been incorporated between properties to allow the installation of air source heat pumps.

The focus on providing and improving connectivity through the site, the footpath
improvements, dedicated public transport facilities and landscaping of the site are all
carefully considered and contribute to a sustainable form of development on the site.

Neighbours Comments

The majority of neighbours and representations in respect of this case express concerns
with the implications of the development upon flood risk and highways safety and these
have been addressed in some detail in the main body of this report. Other concerns of
neighbouring parties not addressed above include the following matters:

Light Pollution
It is considered appropriate to secure a sensitive lighting scheme for the site by condition.

The submission and approval of this lighting scheme has been included within the details
of landscaping for the site.
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CONCLUSION

There is a strong case for the grant of planning permission in this instance, given the lack
of housing land supply within the Borough and the merits of the proposed development.

The scheme would result in a high quality and sustainable form of residential development
which would form a natural extension of the small village of Long Marston in accordance
with Policies CS7 and CS12 of the Core Strategy and support the facilities therein. The
scale of development is considered to be appropriate and would not result in any significant
harm to the character and appearance of the area nor the surrounding countryside. The
proposed residential units would make a positive contribution towards addressing the
housing target in Policy CS17 of the Core Strategy

The proposed development has been carefully design to ensure that it has a satisfactory
appearance that would not detract from the character and appearance of Long Marston
village, the Long Marston Conservation Area and listed buildings therein in accordance
with Policies CS11. CS12 and CS27 of the Core Strategy,

The delivery of an off-street bus stop to serve the adjacent primary school is considered to
be beneficial in both the interests of the character and appearance of the Long Marston
Conservation Area and addressing a concern with regards to highways safety and the
congestion within the village in accordance with Policies CCS8, CS12, CS27 and CS35 of
the Core Strategy.

This can be achieved without resulting in any adverse impact on the amenities of
neighbouring properties nor resulting in any increase in flood risk to neighbouring land or
the occupants of the development in accordance with Policies CS12, CS31 and CS32 of
the Core Strategy.

RECOMMENDATION.

That planning permission is DELGATED with a VIEW TO APPROVAL subject to the
completion of a legal agreement under Section 106 of the Town and Country Planning Act
1990 (As Amended) and subject to the following planning conditions.

That the following Heads of Terms for the legal agreement are secured.

- The provision of an appropriate SANG contribution in accordance with the Chiltern
Beechwoods Mitigation Strategy

- The provision of an appropriate SAMM contribution in accordance with the Chiltern
Beechwoods Mitigation Strategy

- The provision of a management plan and on-going maintenance strategy for the
communal open space

- A scheme for the provision, long term management and maintenance of the bus stop
drop off and collection area and sensory shelter.

- The provision of fire hydrants to serve the development.

Conditions and Reasons:

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.



The development hereby permitted shall be carried out in accordance with the
following approved plans/documents:

Location Plan

P200_SP _0.00 P6 (Proposed Ground Floor Plan)
P200_SP_0.01 P4 (Proposed First Floor Plan)
P200_SP_0.02 P4 (Proposed Roof Plan)
P200_GA_0.01 P4 (H1 Plans)

P200_GA_0.02 P4 (H2 Plans)

P200_GA_0.03 P4 (H3 Plans)

P200_GA_1.02 P4 (Proposed Elevations H1 and H2)
P200_GA_1.03 P4 (Proposed Elevations H3)
P200_GA_0.04 P4 (H4 Plans)

P200_GA_1.04 P4 (Proposed Elevations H4)
P200_GA_0.05 P4 (H5 Plans)

P200_GA_1.05 P4 (Proposed Elevations H5)
P200_GA_0.06 P4 (H6 Plans)

P200_GA_1.06 P4 (Proposed Elevations H6)
P200_GA_0.07 P4 (H7 Plans)

P200_GA_1.07 P4 ((Proposed Elevations H7)
P200_GA_0.08 P4 (H8 Plans)

P200_GA_1.08 P4 (Proposed Elevations H8)
P200_GA_0.09 P4 (H9 Plans)

P200_GA_1.09 P4 (Proposed Elevations H9)
230526-RAP-XX-XX-DR-TP-3200 (Visibility Splays)
230526-RAP-XX-XX-DR-TP-3201 (Visibility Splays)

Arboricultural Report by Ruskins Tree Consultancy
Badger Survey by Cherryfield Ecology

Design and Access Statement Revision 1 by TAS Architects
Ecology Appraisal andSurvey by Cherryfield Ecology
Hedgerow Survey by Cherryfield Ecology

Heritage Statement by KDK Archaeology Ltd

Newt Survey by Cherryfield Ecology

Flood Risk Assessment by Price & Myers

Flood Risk Mitigation Addendum

Reptile Survey by Cherryfield Ecology

Stage 1 Road Safety Audit by Rappor

Transport Assessment/Statement by Rappor
Addendum — Updated School Access Strategy

Reason: For the avoidance of doubt and in the interests of proper planning.

No development (excluding demolition/ground investigations) shall take place until
details of the materials to be used in the construction of the external surfaces of the
development hereby permitted have been submitted 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).

No development shall take place until full details of the finished slab, floor and ridge
level in relation to existing and proposed site levels have been submitted to and
approved in writing by the Local Planning Authority. The development shall be
constructed in accordance with the approved details.

Reason: To ensure a satisfactory appearance to the development and to ensure that
properties are adequately protected from flood risk in accordance with Policy CS12 and
CS31 of the Core Strategy (2013)

No construction of the buildings hereby permitted shall take place until full details of
both hard and soft landscape works has been submitted to and approved in writing
by the Local Planning Authority. These details shall include:

- all external hard surfaces within the site;

- other surfacing materials;

- soft landscape works including a planting scheme with the number, size, species
and position of trees, plants and shrubs;

- tree protection measures

- minor artefacts and structures (e.g. furniture, play equipment, signs, refuse or
other storage units, etc.); and

- means of enclosure

The approved planting must be carried out within one planting season of completing
the development.

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 similar species, size and maturity.

Reason: The condition is required prior to the commencement of works to ensure that the
building is appropriately located on the site having regard to the change in topography. The
condition is required to ensure a satisfactory appearance to 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 Borough Council
Core Strategy

The dwellings hereby approved shall not be occupied until full details of any external
lighting have been submitted to and approved in writing by the Local Planning
Authority. These details shall include details of lux levels within the site. The
development shall be constructed in accordance with the approved details and no
exterior lighting shall be provided thereafter without the express authorisation of the
Local Planning Authority.

Reason: In the interests of the visual amenities of the area in accordance with Policy CS12
of the Core Strategy.

No development shall take commence until a Written Scheme of Investigation has
been submitted to and approved by the local planning authority in writing. The
scheme shall include assessment of significance and research questions; and:



1. The programme and methodology of site investigation and recording

2. The programme and methodology of site investigation and recording as
suggested by the evaluation

3. The programme for post investigation assessment
4. Provision to be made for analysis of the site investigation and recording

5. Provision to be made for publication and dissemination of the analysis and
records of the site investigation

6. Provision to be made for archive deposition of the analysis and records of the site
investigation

7. Nomination of a competent person or persons/organisation to undertake the
works set out within the Written Scheme of Investigation.

Reason: To ensure that appropriate measures are undertaken to ensure the monitoring,
preservation and recording of archaeology deposits or artefacts in accordance with the
NPPF and Policy CS27 of the Core Strategy.

The development shall take place in accordance with the Written Scheme of
Investigation approved under Condition 7.

The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation approved under condition 7 and the
provision made for analysis, publication and dissemination of results and archive
deposition has been secured.

Reason: To ensure that appropriate measures are undertaken to ensure the monitoring,
preservation and recording of archaeology deposits or artefacts in accordance with the
NPPF and Policy CS27 of the Core Strategy.

No development shall take place (including demolition, ground works, vegetation
clearance) until a construction environmental management plan (CEMP:
Biodiversity) has been submitted to and approved in writing by the local planning
authority. An appropriately assigned ecological clerk of works should be appointed
to undertake all activities, and works shall be carried out, in accordance with the
approved details. The CEMP shall include the following:

* Fully assessing the impact on reptiles following the measures stated in section 4.3
of the reptile report.

* Appropriate mitigation for badgers that may have colonised the site.

* The location and timing of sensitive works to avoid harm to nesting birds.

* 2m buffer zone, and protection of the species-rich hedgerow.

* The role and responsibilities on site of the ecological clerk of works (ECoW).

The development shall be undertaken in accordance with the approved details.

Reason: To ensure the adequate protection of ecology in accordance with the NPPF and
Policies CS26 and CS28 of the Core Strategy (2013)
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A landscape and ecological management plan (LEMP) shall be submitted to, and be
approved in writing by, the local planning authority prior to the commencement of
the development. The LEMP shall also include details of the legal and funding
mechanism(s) by which the long-term implementation of the plan will be secured by
the developer with the management body(ies) responsible for its delivery.

The plan shall also set out (where the results from monitoring show that
conservation aims and objectives of the LEMP are not being met) how contingencies
and/or remedial action will be identified, agreed and implemented so that the
development still delivers the fully functioning biodiversity objectives of the
originally approved scheme. The approved plan will be implemented in accordance
with the approved details.

Reason: To ensure the adequate protection of ecology in accordance with the NPPF and
Policies CS26 and CS28 of the Core Strategy (2013)

Prior to the commencement of development, a final, detailed surface water drainage
strategy will be submitted to and approved by the Local Planning Authority. The final
drainage strategy shall include:

- Final construction drawings of the surface water drainage network, associated
sustainable drainage components and flow control mechanisms.

- Confirmation of a final, clear outfall route from the site to Gudgeon Stream or Tring
Bourne, downstream of Long Marston. This shall include a detailed survey of the
proposed ditch route post-remediation, demonstrating flows from the site will be
unobstructed.

- Detailed hydraulic network calculations for all storm events up to and including the
1 in 100 year + 40% climate change event, using a CV of 1 and FEH2013 or 2022
rainfall data.

- Consideration of a further reduced discharge rate through provision of additional
attenuation on site.

- Detailed design of the access road crossing arrangement including impact
assessment to demonstrate no adverse impact on local drainage.

The scheme shall then be constructed as per the FRA & Drainage Strategy prepared
by Price & Myers, reference 29042 Revision P1 and the approved details and remain
in perpetuity for the lifetime of the development unless agreed in writing by the
Local Planning Authority. No alteration to the agreed drainage scheme shall occur
without prior written approval from the Local Planning Authority.

Reason: To ensure the flood risk is adequately addressed and not increased in accordance
with NPPF and Policies of Dacorum Borough Council. The proposed discharge rate is
acceptable; however, in light of local drainage issues we recommend a further reduced rate
could be considered under condition.

Development shall not commence until details and a method statement for interim
and temporary drainage measures during the demolition and construction phases
have been submitted to and approved in writing by the Local Planning Authority.
This information shall provide full details of who will be responsible for monitoring
and maintaining such temporary systems and demonstrate how the site will be
drained to ensure there is no increase in the off-site flows, nor any pollution, debris
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and sediment to any receiving watercourse or sewer system for the duration of the
construction phase. The site works and construction phase shall thereafter be
carried out in accordance with approved method statement, unless alternative
measures have been subsequently approved by the Local Planning Authority.

Reason: To prevent flooding and pollution offsite in accordance with the NPPF

Prior to the first occupation of the development, a detailed verification report shall
be submitted to and approved (in writing) by the Local Planning Authority, appended
with substantiating evidence demonstrating the approved construction details and
specifications have been implemented in accordance with the surface water
drainage scheme. The verification report shall include a full set of “as built”
drawings plus photographs of excavations (including soil profiles/horizons), any
installation of any surface water drainage structures and control mechanisms.

Reason: To ensure that the development achieves a high standard of sustainability and
ensure the flood risk is adequately addressed for each new dwelling and not increased in
accordance with NPPF and Policies of Dacorum Borough Council.

Prior to the commencement of the development, details of all flood resilient and
resistant measures (such as raised Finished Floor Levels) shall be submitted to and
approved in writing by the Local Planning Authority. The agreed measures shall then
be installed and maintained in perpetuity.

Reason: To ensure the flood risk is adequately addressed and not increased in accordance
with NPPF and Policies of Dacorum Borough Council.

No building hereby permitted shall be occupied until a management and
maintenance plan for the long term management and maintenance of the sustainable
drainage system for the site has been submitted to and approved in writing by the
local planning authority. The sustainable drainage system shall be managed and
maintained thereafter in accordance with the agreed management and maintenance
plan.

Reason: To ensure that the site is subject to an acceptable drainage system serving the
development and to prevent flooding by ensuring the satisfactory storage of and disposal of
surface water from the site in accordance with Policy CS31 of the Dacorum Borough Core
Strategy (2013) and Paragraph 181 of the National Planning Policy Framework (2024).

Prior to the first occupation of the development hereby permitted a visibility splay
measuring 2.4 x 43 metres shall be provided to each side of the accesses where it
meets he highway and such splays shall thereafter be retained at all times free from
any obstruction between 600mm and 2m above the level of the adjacent highway
carriageway.

Reason: To ensure that the level of visibility for pedestrians, cyclists and vehicles is
satisfactory in the interests of highway safety in accordance with Policy 5 of Hertfordshire’s
Local Transport Plan (adopted 2018).

Prior to the first occupation of the development hereby permitted the vehicular
access shall be completed and thereafter retained as shown on drawing numbers
230526-RAP-XX-XX-DR-TP-3201 and 230526-RAP-XX-XX-DR-TP-3200 in accordance
with details/specifications to be submitted to and approved in writing by the
highway authority at the section agreement stage. Prior to use appropriate
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arrangements shall be made for surface water to be intercepted and disposed of
separately so that it does not discharge from or onto the highway carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of extraneous
material or surface water from or onto the highway in accordance with Policy 5 of
Hertfordshire’s Local Transport Plan (adopted 2018).

No development shall commence until a Construction Management Plan (or
Construction Method Statement)* 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 / Statement shall include details of:

a. Construction vehicle numbers, type;

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; and

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;

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).

No development shall take place prior to the submission to, and agreement of the
Local Planning Authority of a written Preliminary Environmental Risk Assessment
Report containing a Conceptual Site Model that indicates sources, pathways and
receptors. It should identify the current and past land uses of this site (and adjacent
sites) with view to determining the presence of contamination likely to be harmful to
human health and the built and natural environment.

If the Local Planning Authority is of the opinion that the report indicates a
reasonable likelihood of harmful contamination then no development approved
by this permission shall be commenced until an Intrusive Site Investigation Risk
Assessment Report has been submitted to and approved by the Local Planning
Authority which includes:

- A full identification of the location and concentration of all
pollutants on this site and the presence of relevant receptors, and;

- The results from the application of an appropriate risk assessment
methodology.
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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.

No development approved by this permission (other than that necessary for the
of this condition) shall be commenced until a Remediation Method Statement
report; if required as a result of Condition 19, above; has been submitted to and
approved by the Local Planning Authority.

Reason: To ensure that the issue of contamination is adequately addressed to protect
health and the surrounding environment and to ensure a satisfactory development, in
accordance with Core Strategy (2013) Policy CS32.

This site shall not be occupied, or brought into use, until:

i. All works which form part of the Remediation Method Statement report
pursuant to the discharge of conditions 19 and 20 above have been fully
completed and if required a formal agreement is submitted that commits
to ongoing monitoring and/or maintenance of the remediation scheme
and

ii. A Remediation Verification Report confirming that the site is suitable for
use has been submitted to, and agreed by, the Local Planning Authority.

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.

Any contamination, other than that reported by virtue of condition 18 encountered
during the development of this site shall be brought to the attention of the Local
Planning Authority as soon as practically possible; a scheme to render this
contamination harmless shall be submitted to and agreed by, the Local Planning
Authority and subsequently fully implemented prior to the occupation of this site.
Works shall be temporarily suspended, unless otherwise agreed in writing during
this process because the safe development and secure occupancy of the site lies
with the developer.

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.

No construction of the superstructure shall take place until details of proposed
sustainability measures within the development shall be submitted to and agreed in
writing by the Local Planning Authority. These details shall reflect those principles
identified in the Sustainability section of the submitted Design and Access
Statement. The development shall be carried out in accordance with the approved
details unless otherwise agreed in writing with the Local Planning Authority.
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Reason: To ensure the sustainable development of the site in accordance with the aims of
Policies CS28 and CS29 of the Dacorum Borough Core Strategy (2013), the Sustainable
Development Advice Note (2016) and Paragraphs 164 and 166 of the National Planning
Policy Framework (2024).

The dwellings shall be constructed to meet as a minimum the higher Building
Regulation standard Part G for water consumption limited to 110 litres per person
per day using the fittings approach.

Reason: The site is in an area of serious water stress requiring water efficiency
opportunities to be maximised; to mitigate the impacts of climate change; in the interests of
sustainability; to use natural resources prudently in accordance with the National Planning
Policy Framework (December 2024) and in accordance with Policy CS29 of the Dacorum
Core Strategy (2013).

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 out without the prior written approval
of the Local Planning Authority:

Schedule 2 Part 1 Classes A, B, Eand F
Schedule 2 Part 2 Class A and B

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 and in the
interest of flood risk in accordance with Policies CS12 and CS31 of the Dacorum Borough
Core Strategy (2013) and Paragraphs 135, 181 and 182 of the National Planning Policy
Framework (2024)

INFORMATIVES

Article 35

Planning permission has been granted for this proposal. Advice given to the applicant at
the pre-application stage has been followed. 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) Order 2015

Working Hours Informative

Contractors and sub-contractors must have regard to BS 5228-2:2009 “Code of Practice
for Noise Control on Construction and Open Sites" and the Control of Pollution Act 1974.

As a guideline, the following hours for noisy works and/or deliveries should be observed:
Monday to Friday, 7.30am to 5:30pm, Saturday, 8am to 1pm, Sunday and bank holidays -
no noisy work allowed.



Where permission is sought for works to be carried out outside the hours stated,
applications in writing must be made with at least seven days’ notice to Environmental and
Community Protection Team ecp@dacorum.gov.uk or The Forum, Marlowes, Hemel
Hempstead, HP1 1DN. Local residents that may be affected by the work shall also be
notified in writing, after approval is received from the LPA or Environmental Health.

Works audible at the site boundary outside these hours may result in the service of a
Notice restricting the hours as above. Breach of the notice may result in prosecution and
an unlimited fine and/or six months imprisonment.

Construction Dust Informative

Dust from operations on the site should be minimised by spraying with water or by carrying
out of other such works that may be necessary to supress dust. Visual monitoring of dust is
to be carried out continuously and Best Practical Means (BPM) should be used at all times.
The applicant is advised to consider the control of dust and emissions from construction
and demolition Best Practice Guidance, produced in partnership by the Greater London
Authority and London Councils.

Waste Management Informative

Under no circumstances should waste produced from construction 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.

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-invasive-plants

Protected Species

If European Protected Species (EPS), including bats and great crested newts, or evidence
for them, are discovered during the course of works, work must stop immediately, and
advice sought on how to proceed lawfully from an appropriately qualified and experienced
Ecologist or Natural England to avoid an offence being committed.

To avoid the killing or injuring of wildlife during development, best practice should keep any
areas of grass as short as possible and any longer, ruderal vegetation should be cleared
by hand. To avoid creating refugia that may be utilised by wildlife, materials should be
carefully stored on-site on raised pallets and away from the boundary habitats. Any
trenches on site should be covered at night or have ramps to ensure that any animals that
enter can safely escape, and this is particularly important if excavations fill with water. Any
open pipework with an outside diameter greater than 120mm must be covered at the end
of each working day to prevent animals entering / becoming trapped.

In order to protect breeding birds, their nests, eggs and young, demolition or vegetation
clearance should only be carried out during the period October to February inclusive. If this
is not possible then a pre-development (i.e. no greater than 48 hours before clearance


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

begins) search of the area should be made by a suitably experienced ecologist. If active
nests are found, then works must be delayed until the birds have left the nest or
professional ecological advice taken on how best to proceed.

Contamination

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
from the expected ground conditions advice should be sought.

In the event that ground contamination is encountered at any time when carrying out the
approved development it must be reported in writing immediately to the Local Planning
Authority with all works temporarily suspended until a remediation method statement has
been agreed because, the safe development and secure occupancy of the site lies with the
developer.

APPENDIX A: CONSULTATION RESPONSES

Consultee

Comments

Councillor Smith-Wright

I am formally calling in this application on behalf of many concerned
residents. The proposed development poses an immediate and severe
threat to the communities of Long Marston and Astrope Lane.

As we discussed this morning. This area is already struggling with a
precarious flood risk due to its high-water table, the unpredictable
discharges from the canal network managed by the Canal and River
Trust. Coupled with the worsening effects of climate change, these
communities are sitting on a flooding time bomb. | will be discussing
this situation we are facing with our new MP Victoria Collins.

In my opinion. This development will only heighten that danger. The
suggested drainage system in the proposal depends on the ditches
being dug out, adjacent to Long Marston homes. Which is the last thing
Long Marston needs.

Also, the proposal is suggesting using privately owned land, then
requiring landowners ongoing to regularly clear ditches of debris, fallen
trees, and even large obstructions like tree roots. To be honest—this is
currently unrealistic and unreliable. Furthermore, we have yet to hear
back from the 30 landowners TRPC and EA contacted about clearing
ditches. How can we entrust the safety of these vulnerable areas to
such uncertain measures?

The River Bourne is already struggling to manage existing water levels,
and this development, planning to discharge water risks overwhelming
it further. Historically, this site served as a vital soakaway to protect the
residents of Marston Court and Long Marston from flooding. To think
they might lose that protection is unacceptable.




The current reliance on developer assumptions is dangerously
inadequate. These are not flooding experts; they are developers with
profit-driven priorities. Lives and homes are at stake, and this should
be in the hands of those who understand the complexity of flood
management, in a flood risk area, not those trying to push a
development through. | strongly urge Dacorum to engage a qualified,
independent flood management expert to design a proper strategy for
these kinds of developments. The LLFA are clearly overwhelmed.

Additionally, there seems to be confusion over whether the ditches and
gullies in question serve highways or private properties. This ambiguity
is troubling, especially given Astrope Lane’s persistent flooding issues.
Adding the wastewater of 10 more households—washing machines,
dishwashers, baths—will only intensify an already desperate situation.

Resident’s other concerns relate to the proposed school bus turning
point. This is dangerously close to the Long Marston Junction, an area
already fraught with chaotic and unsafe conditions due to parked cars,
commuter traffic, and a heavy flow of HGVs heading to the
Cheddington Industrial Estate. The idea of unloading children into this
environment is alarming and completely reckless. And should not be
part of a planning application anyway.

Concerns also relate to the traffic on these narrow lanes which has
become unbearable, with more and more vehicles cutting through from
High Wycombe to Milton Keynes and the M1. This development will
only add to the strain onto this ‘local access’ road that are simply not
built for this volume or type of traffic. The road has been potholed for
months... there are areas of Astrope Lane with deep ridges and
crumbling edges yet to be fixed by HCC. Who do not have the funds to
carry out remedial work

Finally, |1 would also like to point out that this site itself is home to two
healthy, protected Black Poplar trees, which are now at risk of being
destroyed. These trees are part of our heritage and our environment—
they must not be sacrificed for short-term gain.

In my view, this development represents blatant overdevelopment of a
small, fragile site. It will bring long-term flooding risks and traffic
hazards to our community, and | urge Dacorum to carefully reconsider
supporting this application.

Tring Rural Parish
Council

October 2024

The Parish Council notes that the revised submission still intends to
dispose of excess water from the site via the ditch in Astrope Lane; a
ditch designed to keep water off the road.

It is unclear from the information provided how the water will move
freely from this ditch either: into the channels that skirt the Braid or, via
other ditches into the Gudgeon Stream.

Our concern with this plan is that the flooding would be displace rather
than prevented, threatening homes adjacent to the Braid and
properties / land alongside the Gudgeon Stream. Without detailed




hydrological modelling to show how this proposed rerouting of excess
water would impact the Parish we remain opposed to this
development.

We endorse the considered response of Tring Rural Flood Working
Party (TRFWP) who similarly fear that flooding issues will simply be
transferred to other parts of the Parish.

We also endorse their suggestion that should the LLFA not share our
joint misgivings over flooding displacement and hence be minded to
remove their objections to this development, that the developers be
required to/ should be asked to contribute a sum of money to the
Parish Council.

This sum of money will be retained for use in the event that our fears
are realised and remedial action is necessary to alleviate / prevent
flooding. In our view this should be a six figure sum

July 2024

This is probably the most important planning application to affect the
village of Long Marston in recent years. Planning Officers will be aware
that Tring Rural Parish Council (TRPC) has expressed concerns about
the land drainage issues associated with the proposed development
site, and in its initial submission emphasised the importance of
independent professional advice.

In correspondence the Planning Officer allocated to this application
conceded that Dacorum Borough Council lacked that expertise and
relied upon the input of Hertfordshire County Council in its capacity as
Local Lead Flood Authority (LLFA). TRPC was therefore dismayed that
without a site inspection the LLFA provided desktop submissions and
failed to provide the necessary independent input, such that TRPC had
to consider obtaining its own independent advice.

Those submissions appeared to contradict the previous pre-application
advice. It was only following local objections as well as the land
drainage issues at the nearby development at Astrope House
(21/02015/FUL) that officers from the LLFA were persuaded to carry
out a site inspection, whereupon the submissions were altered to
recommend that the application is refused until engineering works were
carried out to ensure the free flow of the ditches in Astrope Lane.

This was something which the applicants had indicated in the
documents submitted with the application was not viable, as in
particular it would require access to third party land and the consent of
its owners as well as possibly the Highway Authority. In recommending
refusal of the application, the LLFA was no doubt mindful of the
illegality in planning law of passing an application with conditions which
an applicant is unable to comply with as being outside the development
site (see Meston Action Group v. City of Bradford MDC 2016 EWCA
Civ 796).

TRPC consider it important to remind Planning Officers as well as the
members of the Development Management Committee of the above




history. It is understood that the applicants are now being afforded the
opportunity to provide revised proposals for the drainage of the site in
the light of the LLFAs objections. Bearing in mind the importance and
complexity of this planning application, as well as the local controversy
concerning it, TRPC seek the assurance of the Local Planning
Authority that any revised drainage or associated proposals from the
applicants will be submitted for further public consultation, so that
TRPC and others are afforded a similar opportunity to respond.

13" March 2024

On its initial submissions Tring Rural Parish Council (TRPC) expressed
concern about the drainage from this site and the increased flooding
risk. We highlighted the importance of independent advice. In
correspondence a senior planning officer (James Doe) stated that such
advice would be obtained from the Local Lead Flood Authority (LLFA)
whose submissions he said would be crucial to the application. TRPC
expressed concern about the initial advice as it seemed to contradict
earlier pre-application advice and took no account of the circumstances
on the ground as is well known to Long Marston residents.

We had taken steps to obtain our own professional drainage advice. As
the LLFA have now made fresh submissions recommending that
planning permission be refused we no longer deem it necessary to
obtain our own report and we are content to rely upon those revised
submissions by the LLFA.

We assume that planning officers will now recommend to the
Development Management Committee that the application is refused,
and upon that basis we no longer seek any delay in the consideration
of the application.

We note the revised plans for the school bus turning point.
Consideration of this is probably now otiose, but in any event any
potential benefits which might arise from this should not affect the
overriding consideration of the drainage and flooding issues. For the
record TRPC would support any steps to improve arrangements for not
just the school bus but also for parents dropping off and collecting
children by car, although it is noted that some in the village have
expressed concern that the proposals in this application would have
exacerbated the existing traffic problems at the dangerous junction of
Astrope Lane/Station Road/Cheddington Lane.

This application has revealed wider concerns about how drainage and
flooding issues on planning applications are dealt with. This is a matter
which TRPC will be considering and we are likely to be making
representations to planning officers as well as to our elected Borough
Councillors

4" March 2024

The original submissions on this application by Tring Rural Parish
Council stressed the importance of independent advice on the flood
risk and surface water drainage issues. Unfortunately members of the
council have lost confidence in the submissions by the Local Lead




Flood Authority in view of their contradictory advice compared with the
pre-application advice and their over reliance upon the SUDS drainage
strategy in the applicants Flood Risk Assessment. This has only
recently come to light.

In the circumstances the council have instructed their own drainage
engineer to prepare a report and would wish to make further
submissions on the flood risk alongside their response to the revised
plans for the bus stop.

September 2023

The Village of Long Marston has a long-standing flooding issue. It is on
this basis that the Parish Council oppose the application as there is
belief amongst some Councillors that the proposed flood mitigation will
be inadequate to prevent flooding to nearby neighbouring properties.

Any development of this site would seem to be contrary to section 14
of The National Planning Policy Framework (NPPF) published on 5th
September 2023.

The proposed flood mitigation plans rely on the maintenance of ditches
to divert water away from existing properties. This maintenance is
outside the control of the developers (para 7.5) and in the event that
appropriate maintenance is not undertaken undermines the proposal.

Paragraph 159 of NPPF 2023 provides "Inappropriate development in
areas at risk of flooding should be avoided by directing development
away from areas at highest risk (whether existing or future)."

Paragraph 162 goes on to state "Development should not be allocated
or permitted if there are reasonably available sites appropriate for the
proposed development in areas with a lower risk of flooding". It is
submitted that development could take place within the Parish at lower
risk location.

The Council would welcome an independent experts report

Lead Local Flood
Authority

October 2024

We have reviewed the application as submitted and as this is a non-
major application, the LLFA would like to provide the advice below. The
Full Planning Permission application is for the construction of 9 new
dwellings, comprising a mix of 3-bed, and 4-bed units with a new
pedestrian link and nature trail connecting Astrope Lane to Long
Marston Primary School with a hardstanding area of the school bus
stop. The LLFA will respond to minor planning applications if there is a
local source of flood risk identified. An FRA for minor developments is
required if they are located within or in close proximity to a surface
water flow path or are considered to be in Flood Zone 2 or 3 for fluvial
flooding. The LLFA will also respond, as in this case, where there is
evidence of historic flooding set out in the SFRA, and/or a Surface
Water Management Plan and/or located within an LLFA defined
‘hotspot’

The LLFA have identified the site is adjacent to a surface water flow




path, therefore appropriate flood resistance and resilience measures
should be considered within the development. A minimum of 150mm
freeboard between the finished floor level and external ground levels is
recommended. All ground levels should be sloping away from
vulnerable areas such as doorways or essential infrastructure such as
pumping or electrical sub stations. If any parts of the development
cannot be accessed during a flood event e.g. the road adjacent to the
site, the applicant should consider creating an emergency plan to
ensure safe access and egress routes. Water resilient design could
also be used in the buildings e.g. raised electrical sockets and air
bricks. The LLFA notes that this proposed development has received
pre-application advice. This outlined that a connection into the Astrope
Lane ditch would require the applicant to carry out significant remedial
and maintenance works to the ditch along with obtaining all necessary
permissions for crossing of third-party land. The applicant would also
be required to obtain permission for crossing third-party land if a
connection to Tring Bourne was to be chosen.

We are aware of significant concerns from local residents regarding the
condition of the ditches adjacent to Astrope Lane. In consideration of
these concerns, we conducted a site visit on 04 March 2024 to review
the viability of the ditches as an outfall location. This resulted in an
objection letter on 05 March 2024 due to the very poor condition of
local ditches. The ditch contained a series of obstructions including
blocked culverts, and the ditch was unable to flow

Since the 05 March 2024 letter we have now been consulted on a
Flood Risk Mitigation Addendum and amended ground floor plan. We
are pleased the amended ground floor plan shows the bus and
pedestrian access crossing is now proposed to be a clear span
arrangement instead of the previously proposed culvert.

We would advise the LPA that the applicant has now surveyed the
ditch along Astrope Lane and provided a report of the various
obstructions along its route.

We would advise the applicant of an inaccuracy in the report, in that
the river labelled “Tring Bourne” is in fact the Gudgeon Stream/Ashen
Brook. The true Tring Bourne is the main river to the west of the site,
across the Braid, south and west of Chapel Lane. Section 2 —
Condition Report Summary shows the Tring Bourne at the northwest,
approximately where the existing footpath leaves Field 03 to the
northwest. For avoidance of doubt, please consult the EA Statutory
Main River Map for further information.

In Section 8 — Outfall Routes, the applicant refers to LIDAR data and
topographical surveys demonstrating the proposed routes are
achievable. We recommend that the LPA should be in receipt of and
consider this information for completeness.

In Section 9 — Agreement to Proposed Remedial, Ditch Drainage and
Footpath Works, the applicant states that consent for the off-site works
to carry out the necessary clearance of ditches along Astrope Lane has
been formally agreed with the relevant landowners. We recommend
that the LPA should be in receipt of evidence of these agreements.




We are supportive in principle of the proposed off-site measures to
clear the relevant ditches including clearance/repair/replacement of
existing culverts, removal of obstructions and re-grading. We note that
a 300mm (TBC) culvert is proposed at location 08. We recommend a
minimum diameter of 450mm as per the CIRIA culvert, screen and
outfall manual. Please see informative at the end of this letter
regarding riparian responsibilities.

On drawing P200-SKO05, there is reference to connections via “furrows”
and the forming of furrows if required. This option is less clear, and
details of the proposed furrow design (as well as surveying of this field
— Field 03) will be necessary to demonstrate an effective. route. The
“furrows”/shallow ditches would need to be appropriately sized to
convey the flows from the Astrope Lane ditch.

Regarding the option to discharge to the Tring Bourne, please note that
as per the pre-application advice given in 2021, the connection point
should be downstream of Long Marston village, at the end of Chapel
Lane.

Noting the limited capacity of local ditches, we previously
recommended that supporting calculations be informed by FEH2013 or
FEH2022 rainfall data instead of FSR, in the interests of taking a
conservative approach. This has not yet been provided. We
recommend that calculations described above should be provided at
this stage, however there is available space on site to increase the
attenuation provision as required under condition if necessary. If
calculations using these parameters are provided in advance of a
decision being made, we would be pleased to review them.

Noting the applicant has considered our previous objection letter,
conducted a survey of relevant ditches/culverts and proposed a
scheme of works to restore the condition of these systems, if the LPA
decide to grant planning permission the following conditions should be
attached to the decision.

Condition 1 — Final drainage strategy

Prior to the commencement of development, a final, detailed surface
water drainage strategy will be submitted to and approved by the Local
Planning Authority. The final drainage strategy shall include

- Final construction drawings of the surface water drainage network,
associated sustainable drainage components and flow control
mechanisms.

- Confirmation of a final, clear outfall route from the site to Gudgeon
Stream or Tring Bourne, downstream of Long Marston. This shall
include a detailed survey of the proposed ditch route post-remediation,
demonstrating flows from the site will be unobstructed.

- Detailed hydraulic network calculations for all storm events up to and
including the 1 in 100 year + 40% climate change event, using a CV of
1 and FEH2013 or 2022 rainfall data.

- Consideration of a further reduced discharge rate through provision of
additional attenuation on site.

- Detailed design of the access road crossing arrangement including




impact assessment to demonstrate no adverse impact on local
drainage.

The scheme shall then be constructed as per the FRA & Drainage
Strategy prepared by Price & Myers, reference 29042 Revision P01
and remain in perpetuity for the lifetime of the development unless
agreed in writing by the Local Planning Authority. No alteration to the
agreed drainage scheme shall occur without prior written approval from
the Local Planning Authority.

Reason: To ensure the flood risk is adequately addressed and not
increased in accordance with NPPF and Policies of Dacorum Borough
Council. The proposed discharge rate is acceptable; however, in light
of local drainage issues we recommend a further reduced rate could be
considered under condition.

Condition 2 — Construction phase drainage strategy

Development shall not commence until details and a method statement
for interim and temporary drainage measures during the demolition and
construction phases have been submitted to and approved in writing by
the Local Planning Authority. This information shall provide full details
of who will be responsible for monitoring and maintaining such
temporary systems and demonstrate how the site will be drained to
ensure there is no increase in the off-site flows, nor any pollution,
debris and sediment to any receiving watercourse or sewer system for
the duration of the construction phase. The site works and construction
phase shall thereafter be carried out in accordance with approved
method statement, unless alternative measures have been
subsequently approved by the Local Planning Authority.

Reason: To prevent flooding and pollution offsite in accordance with
the NPPF

Condition 3 — Post-development verification

Prior to the first occupation of the development, a detailed verification
report shall be submitted to and approved (in writing) by the Local
Planning  Authority, appended with substantiating evidence
demonstrating the approved construction details and specifications
have been implemented in accordance with the surface water drainage
scheme. The verification report shall include a full set of “as built”
drawings plus photographs of excavations (including soil
profiles/horizons), any installation of any surface water drainage
structures and control mechanisms.

Reason: To ensure that the development achieves a high standard of
sustainability and ensure the flood risk is adequately addressed for
each new dwelling and not increased in accordance with NPPF and
Policies of Dacorum Borough Council.

Condition 4 — On-site flood resilience measures

Prior to the commencement of the development, details of all flood
resilient and resistant measures (such as raised Finished Floor Levels)




shall be submitted to and approved in writing by the Local Planning
Authority. The agreed measures shall then be installed and maintained
in perpetuity.

Reason: To ensure the flood risk is adequately addressed and not
increased in accordance with NPPF and Policies of Dacorum Borough
Council.

Informative:
We encourage the LPA to ensure it has considered the views of the
Tring Rural Flooding Working Party.

As above, the LLFA is supportive of the applicant’s proposal to improve
local conveyance and connectivity through ditch maintenance,
clearance and re-grading and the maintenance/repair of various
culverts. Please note that whether permission is granted or not, local
landowners have riparian responsibilities to maintain ditches and
associated culverts on or adjacent to their respective land/property.
This includes the ditches adjacent to Astrope Lane, proposed to be
cleared and improved by the applicant. This applies to the applicant
and to other landowners on Astrope Lane.

The LLFA intend to write to local landowners in the vicinity of Astrope
Lane and the wider area in the following weeks to this effect.

We are in receipt of concerns from local residents around the
proposals potentially resulting in removal of black poplar trees. Section
3 — Conditions: Area 1 also refers to timings to consider
recommendations by ecologists for bird nesting and Great Crested
Newts (GCN). The LLFA is not able to advise on this and so would
suggest the LPA seek ecological/arboricultural advice as required.

March 2024

We have reviewed the latest information submitted by the applicant,
which includes elevations, a road safety audit, footpath and bus
strategy and ground floor site plans. We have no comment on these
documents.

The LLFA will respond to minor planning applications if there is a local
source of flood risk identified. An FRA for minor developments is
required if they are located within or in close proximity to a surface
water flow path or are considered to be in Flood Zone 2 or 3 for fluvial
flooding. The LLFA will also respond, as in this case, where there is
evidence of historic flooding set out in the SFRA, and/or a Surface
Water Management Plan and/or located within an LLFA defined
‘hotspot’

The LLFA have identified the site is adjacent to a surface water flow
path, therefore appropriate flood resistance and resilience measures
should be considered within the development. A minimum of 150mm
freeboard between the finished floor level and external ground levels is
recommended. All ground levels should be sloping away from
vulnerable areas such as doorways or essential infrastructure such as
pumping or electrical sub stations. If any parts of the development




cannot be accessed during a flood event e.g. the road adjacent to the
site, the applicant should consider creating an emergency plan to
ensure safe access and egress routes. Water resilient design could
also be used in the buildings e.g. raised electrical sockets and air
bricks.

The LLFA notes that this proposed development has received pre-
application advice, which outlined that a connection into Astrope Lane
Ditch would require the applicant to carry out significant remedial and
maintenance works to the ditch along with obtaining all necessary
permissions for crossing of third-party land. The applicant would also
be required to obtain permission for crossing third-party land if a
connection to Tring Bourne was to be chosen.

We are aware of significant concerns from local residents regarding the
condition of the ditches adjacent to Astrope Lane. In consideration of
these concerns, we conducted a site visit on 4 March 2024 to review
the viability of the ditches as an outfall location.

We are highly concerned that the ditch with the proposed outfall
appeared to have no flow and may be impacted by high groundwater.
We were unable confirm continuity, such as via culvert under the
Loxley Stables access track and there were similar issues on the
opposite side of the road. Because establishment of a conveyance
route is likely to require engineering works on third-party land, we
recommend that permission is not granted and that the previously
suggested conditions are not applied until a suitable means of
conveyance and outfall is confirmed.

Noting the limited capacity of local ditches, we also recommend that
supporting calculations be informed by FEH2013 or FEH2022 rainfall
data instead of FSR, in the interests of taking a conservative approach.

Informative:

The Environment Agency guidance for completing individual flood risk
assessments should be reviewed for this application by the Local
Planning Authority

Any planning application that falls within Groundwater Source
Protection Zone 1 will not be able to discharge surface water to
soakaway features and consultation with the Environment Agency
must take place to assess any risks to groundwater pollution.

The following documents have been reviewed, which have been
submitted to support the application;

* Flood Risk Assessment and Drainage Report, Price & Myers, July
2023, Revision P01

October 2023
The LLFA would like to provide the advice below.

The Full Planning Permission application is for the construction of 9
new dwellings, comprising a mix of 3-bed, and 4-bed units with a new




pedestrian link and nature trail connecting Astrope Lane to Long
Martson Primary School with a hardstanding area of the school bus
stop.

The LLFA will respond to minor planning applications if there is a local
source of flood risk identified. An FRA for minor developments is
required if they are located within or in close proximity to a surface
water flow path or are considered to be in Flood Zone 2 or 3 for fluvial
flooding. The LLFA will also respond, as in this case, where there is
evidence of historic flooding set out in the SFRA, and/or a Surface
Water Management Plan and/or located within an LLFA defined
‘hotspot’.

The LLFA have identified the site is adjacent to a surface water flow
path, therefore appropriate flood resistance and resilience measures
should be considered within the development. A minimum of 150mm
freeboard between the finished floor level and external ground levels is
recommended. All ground levels should be sloping away from
vulnerable areas such as doorways or essential infrastructure such as
pumping or electrical substations. If any parts of the development
cannot be accessed during a flood event e.g. the road adjacent to the
site, the applicant should consider creating an emergency plan to
ensure safe access and egress routes. Water resilient design could
also be used in the buildings e.g. raised electrical sockets and air
bricks

The LLFA notes that this proposed development has received pre-
application advice, which outlined that a connection into Astrope Lane
Ditch would require the applicant to carry out significant remedial and
maintenance works to the ditch along with obtaining all necessary
permissions for crossing of third-party land. The applicant would also
be required to obtain permission for crossing third-party land if a
connection to Tring Bourne was to be chosen.

Suggested Conditions:
Condition 1:

Construction shall not begin until a detailed surface water drainage
scheme for the site has been submitted to and approved in writing by
the Local Planning Authority. The surface water drainage scheme must
prioritise the use of source control Sustainable Drainage Systems
(SuDS) in consideration of the Non-Statutory Technical Standards for
SuDS and demonstrate no increase in flood risk as a result of the
Proposed Development with sufficient supporting evidence provided to
support its viability including supporting calculations for the 100% AEP
(1in 1 year), 3.33% AEP (1 in 30 year), 3.33% AEP (1 in 30 year) plus
climate change, the 1% AEP (1 in 100 year) and the 1% AEP (1 in 100)
plus climate change critical storms. The scheme shall subsequently be
implemented in accordance with the approved details before the
development is completed.

Reason: To ensure the flood risk is adequately addressed and not
increased in accordance with NPPF and Policies of Dacorum Borough
Council.




Condition 2:

Prior to the commencement of the development a construction phase
surface water management plan for the site will be submitted to and
approved in writing by the Local Planning Authority. The scheme shall
subsequently be implemented in accordance with the approved details
prior to and during the construction phase.

Reason: To ensure that the construction of the site does not result in
any flooding both on and off site.

Condition 3:

Prior to the first use of the development, a detailed verification report,
(appended with substantiating evidence demonstrating the approved
construction details and specifications have been implemented in
accordance with the surface water drainage scheme), has been
submitted to and approved (in writing) by the Local Planning Authority.
The verification report shall include a full set of “as built” drawings plus
photographs of excavations (including soil profiles/horizons), any
installation of any surface water drainage structures and control
mechanisms.

Reason: To ensure that the development achieves a high standard of
sustainability and ensure the flood risk is adequately addressed for
each new dwelling and not increased in accordance with NPPF and
Policies of Dacorum Borough Council.

Condition 4:

Prior to the commencement of the development, details of all flood
resilient and resistant measures shall be submitted to and approved in
writing by the local Planning Authority.

The agreed measures shall then be installed and maintained in
perpetuity.

Reason: To ensure the flood risk is adequately addressed and not
increased in accordance with NPPF and Policies of Dacorum Borough
Council.

Informative:

The Environment Agency guidance for completing individual flood risk
assessments should be reviewed for this application by the Local
Planning Authority

Any planning application that falls within Groundwater Source
Protection Zone 1 will not be able to discharge surface water to
soakaway features and consultation with the Environment Agency
must take place to assess any risks to groundwater pollution

Hertfordshire County
Council Archaeology Unit

This office commented on a previous proposal for this site,
20/03970/MFA. Our advice remains the same and | have noted those
comment below in italics:




The proposed development is within Area of Archaeological
Significance no. 12, as identified in the Local Plan. This covers the
historic core of Long Marston, the remains of the ruined medieval
church of All Saints, an (adjacent) medieval moated site, and extensive
areas of medieval ridge and furrow field cultivation.

There are no known archaeological finds recorded from within the
proposed development area, but, as noted in the Heritage Asset
Impact Assessment KDK November 2020 submitted with the
application, Dury and Andrews 1766 map of Hertfordshire indicates
several buildings near the crossroads, and one of these may have
been within the bounds of the site, at its north eastern end, the
remainder of it being shown as orchard. There is also surviving ridge
and furrow nearby [Historic Environment Record no 6165] and a
Neolithic polished stone adze [HER 11486] was found c¢300m to the
south west, indicating some early prehistoric activity in the area.

Since the site has been in agricultural use throughout the later post-
medieval period, and is currently undisturbed grassland, any
archaeological remains present are likely to be well preserved.

| believe that the position and details of the proposed development are
such that it should be regarded as likely to have an impact on
significant heritage assets with archaeological interest. | recommend
that the following provisions be made, should you be minded to grant
consent:

1. The archaeological evaluation, via trial trenching, of the proposed
development area, prior to any development taking place.

2. Such appropriate mitigation measures indicated as necessary by the
evaluation. These may include: a) the preservation of any
archaeological remains in situ, if warranted, by amendment(s) to the
design of the development if this is feasible; b) the appropriate
archaeological excavation of any remains before any development
commences on the site; c) the archaeological monitoring and recording
of the ground works of the development, including foundations,
services, landscaping, access, etc. (and also including a contingency
for the preservation or further investigation of any remains then
encountered);

3. The analysis of the results of the archaeological work with
provisions for the subsequent production of a report and an archive
and if appropriate, a publication of these results.

4. Such other provisions as may be necessary to protect the
archaeological interest of the site.

| believe that these recommendations are both reasonable and
necessary to provide properly for the likely archaeological implications
of this development proposal. | further believe that these
recommendations closely follow para. 199, etc. of the National
Planning Policy Framework, relevant guidance contained in the
National Planning Practice Guidance, and in the Historic Environment




Good Practice Advice in Planning Note 2: Managing Significance in
Decision-Taking in the Historic Environment (Historic England, 2015).

In this case two appropriately worded conditions on any planning
consent would be sufficient to provide for the level of investigation that
this proposal warrants. | suggest the following wording:

Condition A

No demolition/development shall take place/commence until a Written
Scheme of Investigation has been submitted to and approved by the
local planning authority in writing. The scheme shall include
assessment of significance and research questions; and:

1. The programme and methodology of site investigation and recording
2. The programme and methodology of site investigation and recording
as suggested by the evaluation

3. The programme for post investigation assessment

4. Provision to be made for analysis of the site investigation and
recording

5. Provision to be made for publication and dissemination of the
analysis and records of the site investigation

6. Provision to be made for archive deposition of the analysis and
records of the site investigation

7. Nomination of a competent person or persons/organisation to
undertake the works set out within the Written Scheme of Investigation.

Condition B

i) Any demolition/development shall take place in accordance with the
Written Scheme of Investigation approved under Condition A.

i) The development shall not be occupied until the site investigation
and post investigation assessment has been completed in accordance
with the programme set out in the Written Scheme of Investigation
approved under condition (A) and the provision made for analysis,
publication and dissemination of results and archive deposition has
been secured.

If planning consent is granted, then this office can provide details of the
requirements for the investigation and information on archaeological
contractors who may be able to carry out the work

Hertfordshire Ecology
Unit

November 2023

Overall Recommendation

This application can be determined with no ecological objections (with
any informative and conditions below)

Comment
The proposed development site is of ecological interest due to the

habitats present and the confirmed presence of protected species. An
Ecological Appraisal was undertaken by Cherryfield Ecology in 2022,




who recommended further surveys for badgers, great crested newts,
and reptiles. A hedgerow survey was also recommended subsequent
to the preliminary phase 1 habitat survey.

Great crested newts (GCN):

Great crested newt surveys were carried out which comprised 12
separate site visits, all within the appropriate months. All 6 surveys
were conducted by Cherryfield Ecology, who closely followed best
practice. The target pond has had a previous confirmed presence of
GCN from surveys conducted in 2015, and 2020. Given this, no eDNA
surveys were required, and only population estimate surveys were
necessary.

Confirmed by the results of the HSI (0.79), the pond is of good quality
for great crested newts. 12 males and 5 females are confirmed to be
present, totalling 17 individuals, which is classified as a medium
population. Although the pond itself is outside of the development
boundary, the terrestrial habitat on site consisting of tall ruderal will be
lost. As confirmed by Cherryfield Ecology, as the terrestrial habitat is
not being replaced like-for-like, the creation of a new breeding pond will
be necessary under the license measures.

A large area of great crested newt terrestrial habitat will be lost as a
result of the development, however, sufficient mitigation and
compensation measures have been provided (Table 9: Cherryfield
Ecology Great Crested Newt Survey Document) to ensure the
favourable conservation status of great crested newts is maintained. A

Great Crested Newt licence from Natural England is required to deliver
this development and we have no reason to believe a licence will not
be issued. With this information in place, | consider the LPA has
sufficient information to fully consider Great Crested Newts and apply
and satisfy the Conservation of Habitats and Species Regulations 2017
(as amended) prior to determination. | advise the following Informative
is added to any permission granted:

"A Great Crested Newt licence is required to deliver this development.
It will be a criminal offence if works proceed without a Great Crested
Newt licence. It will also be a criminal offence if the terms of conditions
of the licence, including in particular the mitigation and compensation
requirements under the licence (which may require certain measures to
be delivered before the development works start), are not adhered to."

Badgers:

The site was deemed to have high suitability for badgers, therefore
further surveys were recommended. The following surveys comprised
the placement of camera traps, and subsequent checks for badgers.
None were observed during any of the surveys, therefore the sett can
be considered to be unused. Consequently, a license is not required,
however, given that the results in the report are only reliable for 12
months and the works will likely commence after this timeframe, further
mitigation need be in place to protect badgers. | do not believe it
reasonable to require updated surveys, however condition 1 will ensure
that if badgers were to colonise the site prior to the works commencing,




the works can proceed legally.
Reptiles:

The tall ruderal habitat is widespread across the site, which is an
optimal habitat for all native reptile species. Further reptile surveys
were conducted which consisted of 7 overall checks, between
14/03/2023 and 03/05/2023. One singular grass snake was located,
albeit no other reptiles were found. Grass snakes are protected under
the Wildlife and Countryside Act 1981, whereby it is an offence to
deliberately kill, injure, or sell them. As only a single individual was
found, this indicates a very low population on site. However,
recommendations have been made by Cherryfield in the Reptile Report
(section 4.3). These measures should form part of a Construction and
Environmental Management Plan, which should be secured by
condition (full condition details stated below under condition 1).

Nesting birds:

The site is of high value to nesting birds, with the presence of scrub,
scattered trees, and a species-rich hedgerow. All wild birds, their nests,
eggs and young are afforded protection and in general terms it would
be an offence to kill, injure or displace breeding birds and their young.
All pruning/work to hedgerows, and the removal of vegetation should
ideally, be carried out outside of the nesting season (October to
February). If this is not possible, the appointed ecological clerk of
works (details listed below under condition 1) should check all areas to
be affected prior to the works commencing.

Hedgerows:

The hedgerow on site is deemed to be species-rich, with a poor
herbaceous layer. The proposals seek to retain the hedgerow, as well
as enhance it. The recommendations stated in section 4.2 of the
hedgerow report should be incorporated into the CEMP to ensure the
construction period does not have any detrimental impacts on the
condition of this hedgerow.

BNG:

The proposals seek to increase biodiversity which are listed in both the
Design and Access Statement, and Biological Impact Assessment
(BIA) documents. Although Biodiversity Net Gain is proposed, and at
first glance the proposals seem appropriate, this information is not
supported by a biodiversity metric. Without the submission of a metric,
this information cannot be fully quantified, and this prevents us from
determining whether the net gain proposed is feasible for the scale of
the development. As BNG is not mandatory for a site of this nature, |
am unable to advise that the application can be refused. However, if
the LPA is seeking for the application to be policy compliant with the
NPPF in terms of net gain, then the submission of a BNG metric
consistent with Natural England guidance should be required. This
reflects the expectation of the Environment Act 2021.

There is currently a landscape plan which forms part of the Design and




Access statement proposing the incorporation of animal boxes into the
development scheme. | advise that all the features should be detailed
in a Landscape and Ecological Management Plan (LEMP), which
should be secured by condition (full condition details are listed below
under condition 2).

The LEMP should also include the addition of one hedgehog hole per
garden fence.

Chilterns Beechwoods SAC:

The proposed development comprises the construction of 9 dwellings
consisting of a combination of 3-4 bed houses. This suggests a net
increase in residential accommodation. Given that the proposed
development lies within the Chilterns Beechwoods Special Area of
Conservation (SAC) ‘Zone of Influence’, the Habitats Regulations 2017
(as amended) apply and we recommend that as the competent
authority, the Council must undertake a Habitats Regulations
Assessment (HRA).

This is because we consider there is a credible risk that harmful
impacts from the increase in recreational pressure on the SAC (alone
or in combination with other plans or projects) may arise and that likely
significant effects cannot be ruled out.

If, following further ‘appropriate assessment’, the HRA is subsequently
unable to rule out adverse effects on the integrity of the SAC,
mitigation will be required.

Effective mitigation will be best delivered by adopting the measures set
out in the Council’s strategic mitigation plan and the payment of the
appropriate tariff(s). The latter will contribute to the implementation of
‘strategic access management and mitigation measures’ (SAMMSs)
alongside the creation of suitable alternative natural green spaces’
(SANGS).

As there is no indication in the application that the tariff(s) will be paid,
it is our opinion that adverse effects cannot be ruled out and consent
cannot be granted until adequate mitigation is provided.

Conditions:
Condition 1:

No development shall take place (including demolition, ground works,
vegetation clearance) until a construction environmental management
plan (CEMP: Biodiversity) has been submitted to and approved in
writing by the local planning authority. An appropriately assigned
ecological clerk of works should be appointed to undertake all
activities, and works shall be carried out, in accordance with the
approved details. The CEMP shall include the following:

* Fully assessing the impact on reptiles following the measures stated
in section 4.3 of the reptile report.

 Appropriate mitigation for badgers that may have colonised the site.

* The location and timing of sensitive works to avoid harm to nesting




birds.

 2m buffer zone, and protection of the species-rich hedgerow.

» The role and responsibilities on site of the ecological clerk of works
(ECoW).

Condition 2:

A landscape and ecological management plan (LEMP) shall be
submitted to, and be approved in writing by, the local planning authority
prior to the commencement of the development. The LEMP shall also
include details of the legal and funding mechanism(s) by which the
long-term implementation of the plan will be secured by the developer
with the management body(ies) responsible for its delivery.

The plan shall also set out (where the results from monitoring show
that conservation aims and objectives of the LEMP are not being met)
how contingencies and/or remedial action will be identified, agreed and
implemented so that the development still delivers the fully functioning
biodiversity objectives of the originally approved scheme. The
approved plan will be implemented in accordance with the approved
details.

Hertfordshire Highways

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) Provision of Visibility Splays — Dimensioned in Condition

Prior to the first occupation of the development hereby permitted a
visibility splay measuring 2.4 x 43 metres shall be provided to each
side of the accesses where it meets the highway and such splays shall
thereafter be retained at all times free from any obstruction between
600mm and 2m above the level of the adjacent highway carriageway.

Reason: To ensure that the level of visibility for pedestrians, cyclists
and vehicles is satisfactory in the interests of highway safety in
accordance with Policy 5 of Hertfordshire’s Local Transport Plan
(adopted 2018).

2) Prior to the first occupation of the development hereby permitted the
vehicular access shall be completed and thereafter retained as shown
on drawing numbers 230526-RAP-XX-XX-DR-TP-3201 and 230526-
RAP-XX-XX-DR-TP-3200 in accordance with details/specifications to
be submitted to and approved in writing by the highway authority at the
section agreement stage. Prior to use appropriate arrangements shall
be made for surface water to be intercepted and disposed of
separately so that it does not discharge from or onto the highway
carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage
of extraneous material or surface water from or onto the highway in
accordance with Policy 5 of Hertfordshire’s Local Transport Plan




(adopted 2018).
3) Construction Management Plan / Statement

No development shall commence until a Construction Management
Plan (or Construction Method Statement)* 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 /
Statement 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 as Highway Authority recommends inclusion of the following
Advisory Note (AN) / highway informative to ensure that any works
within the highway are carried out in accordance with the provisions of
the Highway Act 1980:

AN 1) Works within the highway (section 278): 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 County Council website at:




https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by
telephoning 0300 1234047.

AN 2) Storage of materials: The applicant is advised that the storage of
materials associated with the construction of this development should
be provided within the site on land which is not public highway, and the
use of such areas must not interfere with the public highway. If this is
not possible, authorisation should be sought from the Highway
Authority before construction works commence.

Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-
licences/business-licences.aspx or by telephoning 0300 1234047.

AN 3) Obstruction of highway: It is an offence under section 137 of the
Highways Act 1980 for any person, without lawful authority or excuse,
in any way to wilfully obstruct the free passage along a highway or
public right of way. If this development is likely to result in the public
highway or public right of way network becoming routinely blocked
(fully or partly) the applicant must contact the Highway Authority to
obtain their permission and requirements before construction works
commence.

Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-
licences/business-licences.aspx or by telephoning 0300 1234047.

AN 4) Debris and deposits on the highway: It is an offence under
section 148 of the Highways Act 1980 to deposit compost, dung or
other material for dressing land, or any rubbish on a made up
carriageway, or any or other debris on a highway to the interruption of
any highway user. Section 149 of the same Act gives the Highway
Authority powers to remove such material at the expense of the party
responsible. Therefore, best practical means shall be taken at all times
to ensure that all vehicles leaving the site during construction of the
development and use thereafter are in a condition such as not to emit
dust or deposit mud, slurry or other debris on the highway. Further
information is available by telephoning 0300 1234047.

Comments

The amendments are in relation the Flooding concerns with
surrounding drainage. Please see the drainage section for Highways
comment.

The proposal is regarding amendments for the construction of 9 new
dwellings, comprising a mix of 3-bed, and 4-bed units. New pedestrian
link and nature trail connecting Astrope Lane to Long Marston Primary
School. Hard standing for school bus stop at Land Off Astrope Lane,
Long Marston. Astrope Lane is classed within the Place and Movement
Planning Design Guide as P2/M1 (e.g. Residential Street). Astrope
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Lane is a 30 mph unclassified Local access route that is highway
maintainable at public expense. The amendments are in relation to a
stage 1 safety audit being produced and the school bus now proposing
to turn within the site as opposed to a bus lay by. This now means that
there is proposed to be two new accesses, all new drawings are within
the document titled "Road safety audit - stage 1".

Highway Matters

The proposal is to have two accesses onto Astrope Lane, one for the 9
dwellings and another access for the turning area for the school bus.
Both accesses can provide a 2.4 x 43 metre visibility splay as long as
the verge vegetation is trimmed back which is proposed. The two
proposed accesses can be seen within drawing numbers 230526-RAP-
XX-XX-DR-TP-3201 and 230526-RAP-XX-XX-DR-TP-3200. For the
bus turning area, drawing number 230526-RAP-XX-XX-DR-TP-4102
PO3 illustrates that a large school bus can fully turn within the site.

HCC Highways identified a safety neutral safety assessment with the
site and suggested that it will be picked up at the section 278 stage.

Drawing number 230526-RAP-XX-XX-DR-TP-4100 P02 illustrates that
a large refuse vehicle can turn on site to access the highway network
in forward gear.

Both accesses should be constructed under a section 278 agreement
and to standards stipulated within HCC's Place and Movement
Planning Design Guide. There is proposed to be a pedestrian footpath
link to the rear of the site which will ensure that school children and get
to the bus and site without the need to walk on or adjacent the road
network. This would also link to facilities within Long Marston such as
bus stops.

Drainage

Provision should be made to ensure that surface water does not run
into the highway network from the site. The additional plans include
works to the ditch fronting the site along with other changes. We
recommend any works within the highway network are constructed
under a section 278 agreement and are approved by Hertfordshire
County Council Lead Local Flood Authority who are separate
consultees on this proposal.

Fire appliance access

The proposed dwellings are within the recommended emergency
vehicle access of 45 metres from the highway to all parts of the
buildings. This is in accordance with the guidance in ‘MfS’, ‘Roads in
Hertfordshire; A Design Guide’ and ‘Building Regulations 2010.

Conclusion
HCC has no objections or further comments on highway grounds to the

proposed development, subject to the inclusion of the above highway
informatives (in relation to entering into a Section 278 Agreement) and




conditions.

September 2023

This is an interim to obtain more information for the site which some of
which were requested at a previous application for the site but for 14
dwellings ( 20/03970/MFA);

HCC Highways would like ;

A. Details of the proposed route for the school coach at drop off and
pick up times and clarification of the proposals when the coach is
travelling south along Astrope Lane (opposite side of the proposed bus
layby). HCC as Highway Authority would not support children having to
cross Astrope Lane;

b. Further details on the existing highway problems on Station Road as
a result of the school bus drop-off / pick-up (e.g. timing; frequency of
congestion; impact on safety) to support the justification for the
proposed bus layby. The proposed bus layby would be largely on
existing highway land and therefore any works would need to
demonstrate a wider public benefit.

c. A road safety audit for the bus stop to ensure that it is safe for use in
its proposed location.

D. A clearly illustrated visibility splay for the new access to ensure that
it fits current standards of 2.4 metres x 43 metres for a 30 mph route.

Once these have been provided then HCC Highways can make an
informed recommendation for the site

Contaminated Land
Officer

Having reviewed the planning application | am able to confirm that
there is no objection to the proposed development, but that it will be
necessary for the developer to demonstrate that the potential for land
contamination to affect the proposed development has been
considered and where it is present will be remediated.

This is considered necessary because, although the application site
does not have a formal land use history, it is an unsecured site with
evidence of materials having been stored or tipped on it. Furthermore,
the proposed land use is one that will be vulnerable to presence of any
land contamination and so the following planning conditions should be
included if permission is granted.

Contaminated Land Conditions:

Condition 1:

b. No development approved by this permission shall be
commenced prior to the submission to, and agreement of
the Local Planning Authority of a written Preliminary
Environmental Risk Assessment Report containing a
Conceptual Site Model that indicates sources, pathways
and receptors. It should identify the current and past land
uses of this site (and adjacent sites) with view to
determining the presence of contamination likely to be
harmful to human health and the built and natural
environment.




i. If the Local Planning Authority is of the opinion that
the report which discharges condition (a), above,
indicates a reasonable likelihood of harmful
contamination then no development approved by
this permission shall be commenced until an
Intrusive Site Investigation Risk Assessment Report
has been submitted to and approved by the Local
Planning Authority which includes:

. A full identification of the location and concentration
of all pollutants on this site and the presence of
relevant receptors, and,;

iii. The results from the application of an appropriate

risk assessment methodology.

c. No development approved by this permission (other
than that necessary for the discharge of this condition)
shall be commenced untii a Remediation Method
Statement report; if required as a result of (b), above;
has been submitted to and approved by the Local
Planning Authority.

d. This site shall not be occupied, or brought into use, until:

iii. All works which form part of the Remediation
Method Statement report pursuant to the discharge
of condition (c) above have been fully completed
and if required a formal agreement is submitted
that commits to ongoing monitoring and/or
maintenance of the remediation scheme.

iv. A Remediation Verification Report confirming that
the site is suitable for use has been submitted to,
and agreed by, the Local Planning Authority.

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.

Condition 2:

Any contamination, other than that reported by virtue of Condition 1
encountered during the development of this site shall be brought to the
attention of the Local Planning Authority as soon as practically
possible; a scheme to render this contamination harmless shall be
submitted to and agreed by, the Local Planning Authority and
subsequently fully implemented prior to the occupation of this site.
Works shall be temporarily suspended, unless otherwise agreed in
writing during this process because the safe development and secure
occupancy of the site lies with the developer.

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:
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

and here:
https://www.dacorum.gov.uk/docs/default-source/environment-
health/development-on-potentially-contaminated-
land.pdf?sfvrsn=c00f109f 8

Conservation and Design

March 2023

Following a review of the amended material for application referenced
23/01998/FUL at Astrope Lane, | can confirm that we have no
objection to the revisions to the scheme. It is evident that the
applicants have responded to the majority of previous comments made
and we welcome the revisions, believing they offer an overall
improvement to the scheme.

Additional Comments

Following the receipt of the amended sketch layout | have the following
comments. | appreciate the applicant’s quick response and willing to
collaborate going forward to achieve a high standard of design on site.
The attempts to take on board previous comments are welcomed,
however | have noted some remaining concerns regarding a couple of
elements that should be addressed in the amendments:

- Itis agreed that the omission of the side extensions to the three-bed

dwellings has improved the layout and overall arrangement on site.

- The improvements to the access, including the removal of the visitor

parking and introduction of green verges and tree planting is
welcomed. Nevertheless, the green buffer along the access to the
stables should continue along the full length of the boundary as
illustrated below. We recommend that the buffer is no less than 2m
in width to allow for native hedge and tree planting along the full
extent of the boundary

- Whilst we appreciate the initial attempts to push plot 1 further into

the site, it would be more acceptable if the side extension
[highlighted below] was omitted from this dwelling to bring the
building line in line with that of the rear of plot 6. If more room is
required in order to achieve the desired building line discussed,
without the omission of the side extension, | would recommend
reverting the northernmost buffer to its original size, pushing all the
dwellings up so that the side of plot 1 is in line with the rear of plot
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6.
- The relocation of the visitor car parking is acceptable from a design
perspective.

Original Comments

The application site is located on the periphery of the village Long
Marston, within the designated Rural Area of the Borough. The village
Conservation Area wraps the north-eastern edge of the site along
Marston Court. It was previously discussed that whilst this is not a
preferred location for development, given a lack of identified housing
land supply within the Borough, it could be considered.

The north-eastern boundary of the site abuts a residential parking area
associated with Marston Court, a relatively new development of 1.5
storey terraces with an extensive area of on-street car parking and
garages. Beyond the densely vegetated north-western boundary is the
Long Marston VA C of E Primary School and the recently developed
Loxley Stables. Access to the stables is immediately adjacent to the
south-western boundary, off Astrope Lane. The south-eastern
boundary is a densely vegetated hedgerow with mature trees and
extensive planting. Adjacent to this is Astrope Lane which leads north-
east into the village.

A public footpath crosses the site along the north-western boundary,
connecting the village to the wider network of walking and cycling
routes.

Site history

A pre-application referenced 20/00042/PREC was undertaken in April
2020. In general it was determined that the principle of development
was considered to be acceptable, with some suggestions regarding the
layout, design and landscaping.

Recommendation:

We generally support the principle of development and it is evident that
elements of the scheme are of a high-quality. However, we have some
concerns regarding the design of the proposals that need to be
addressed. We recommend that the applicants consider and respond
to the comments below before progressing the application further.

We would be happy to engage in a conversation if any of the below
recommendations or suggestions are unclear.

Comments:

Design and layout: A key feature of Long Marston is the approach
along Astrope Lane. The current treatment comprises extensive
open landscape with established trees and hedgerows bounding
the rural lane, creating a natural and soft approach into the village.
The introduction of built form currently appears when Marston
Court, the Chapel and a quaint set of terraces are reached, in close
proximity to the junction with Tring Road.




This softer and natural approach to the village needs to be retained
and reinforced as part of this development. Firstly, it is considered
that Plot 1 encroaches on the landscaped setting of the approach
into Long Marston and needs to be set back from Astrope Lane.
Whilst it is appreciated that this matter was previously discussed in
the pre-application referenced 20/00042/PREC, it is no longer felt
that providing a landmark on Astrope Lane is an appropriate
approach. As such, we would request that the building line is
pushed back to be in line with the rear of Plot 6

The internal layout of the scheme is inward facing onto a communal
garden and landscaped area. This approach is considered to be
appropriate in light of the above discussion, regarding the nature of
the landscaped edge onto Astrope Lane.

The development comprises a range of housing typologies all of
which provide generous and functional internal layouts with
substantial living space. The typologies also allow for a degree of
family growth, which will benefit the longevity of the new
community.

Building appearance and materiality: The detailing of materials
creates a unique development, providing high-quality homes. We
welcome the use of recessed brickwork, solider courses, hanging
tiles and cladding providing an added level of detail and interest.

The majority of the material palette is considered to be acceptable,
however, we request that the use of red brick is employed rather
than the lighter brick implied in the visuals. Whilst the submitted
documents do not define the use of a specific colour of brickwork,
the main visuals appear to represent a light brick. The predominant
material in the village however is considered to be red brick. As
such, a red brick coupled with the red clay hanging tiles and wood
cladding, would be more appropriate in this location.

Scale and massing: The heights strategy across the scheme is
generally considered to be appropriate, reflecting the character of
the surrounding area. The layout also allows for appropriate
distances between dwellings, particularly at first floor, whilst the
ground floor single storey elements creates a strong and
continuous frontage onto the internal street which is welcomed.

Landscaping: A particular concern is the visibility of the
development on the south-western approach along Astrope Lane.
At present the vehicular access to Loxley Stables is bound on the
South-western edge by established tree and hedgerow planting
providing a degree of softening and natural screening along the
south-western edge. However, the north-eastern edge of the
vehicular access to Loxley Stables is currently a post and rail fence
without any planting. This results in clear views of and into the site
on the approach into Long Marston along Astrope Lane. As such,
we request that the extent of the area highlighted below is planted
with native hedgerows and mature trees in advance of any
development taking place.




The remainder of the landscape strategy is grounded in the
provision of a communal garden, responding to the existing
footpath and the school. It is evident that the applicants are
attempting to create a high-quality development that responds to
the natural environment through the inclusion of integrated wildlife
habitats and green roofs. This represents a considerate approach
to development that is appreciated.

Further detail is required around the treatment of the attenuation
pond and the swale, what is the proposed planting in these areas
and what is the management plan for the blue infrastructure?

It is also evident that most of the dwellings benefit from large
private rear gardens and in areas landscaped front gardens as well.
However, there is some concern over the size of Plots 1 and 2 rear
gardens. The scheme will need to ensure that allow for minimum
back garden space standards as required by policy: “Private
gardens should normally be positioned to the rear of the dwelling
and have an average minimum depth of 11.5 m. Ideally a range of
garden sizes should be provided to cater for different family
compositions, ages and interests.” [Local Plan: Appendix 3]

Parking: The approach to car parking is well-designed and has
clearly responded to previous comments from the Dacorum
Community Review Panel with the omission of integrated garages.
It is apparent that the on-plot provision will be discreet, and
screened from the street minimising the visual impact of the cars
and the incorporation of integrated bin storage and outdoor storage
is again well-designed.

Further to earlier comments regarding the building line of Plot 1, we
would request that the main vehicular access is void of parking and
remains a landscaped area to enhance the vegetated nature of the
entrance to the site and discreet rural setting of the access. As
such, we recommend that the visitor spaces are relocated and Plot
1 employs a typology that omits the parking from the south-eastern
edge, in conjunction with earlier comments regarding the building
line of Plot 1.

Conclusion:

We recommend that the applicants consider and respond to the
comments before progressing the application further.

Environmental Health
Officer

March 2024

Please be advised the EH Pollution Team have no additional
comments

October 2023

Further to the above application we wouldn’t add anything from a noise
or air quality perspective, however would request the inclusion of the
below informative comments, please.




Working Hours Informative

Contractors and sub-contractors must have regard to BS 5228-2:2009
“Code of Practice for Noise Control on Construction and Open Sites"
and the Control of Pollution Act 1974.

As a guideline, the following hours for noisy works and/or deliveries
should be observed: Monday to Friday, 7.30am to 5:30pm, Saturday,
8am to 1pm, Sunday and bank holidays - no noisy work allowed.

Where permission is sought for works to be carried out outside the
hours stated, applications in writing must be made with at least seven
days’ notice to Environmental and Community Protection Team
ecp@dacorum.gov.uk or The Forum, Marlowes, Hemel Hempstead,
HP1 1DN. Local residents that may be affected by the work shall also
be notified in writing, after approval is received from the LPA or
Environmental Health.

Works audible at the site boundary outside these hours may result in
the service of a Notice restricting the hours as above. Breach of the
notice may result in prosecution and an unlimited fine and/or six
months imprisonment.

Waste Management Informative

Under no circumstances should waste produced from the development
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.

Air Quality Informative

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 | 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. These measures may 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 rate of 1
vehicle charging point per 10 spaces (unallocated parking) 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. The cost of installing
appropriate trunking/ducting and a dedicated fuse at the point of build
is miniscule, compared to the cost of retrofitting an EV charging unit
after the fact, without the relevant base work in place.

In addition, mitigation in regards to NOx emissions should be
addressed in that all gas fired boilers to meet a minimum standard of
40 mg NOx/Kwh or consideration of alternative heat sources.

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/[apanese-
knotweed-giant-hogweed-and-other-invasive-plants

Rights of Way Officer

This site is crossed by Tring Rural public footpath 9.

The footpath currently would need to be afforded an acceptable width
and ideally remain within a strip of natural terrain. Improvements to the
footpath, within Highway Authority specifications and within keeping of
the locality, will be justified due to the additional pressure placed upon
this route, particularly as the path will be part of a ‘nature trail’

Waste Services

Each house needs space to store 3 x wheeled bins and a curbside
caddie. There should be space outside their boundary to present 2 x
wheeled bins and the curbside caddie on collection day. The collection
vehicle is a 26t rigid freighter.

Environment Agency

Based on a review of the submitted information, we have no objection
to the proposed development. However, we do have the following
advice.

Advice to Applicant
Flood risk standing advice (FRSA)

Part of the proposed development falls within Flood Zone 2, which is
land defined in the planning practice guidance as being at risk of
flooding. We have produced a series of standard comments for local
planning authorities and planning applicants to refer to on ‘lower risk’
development proposals. These comments replace direct case-by-case
consultation with us. Your proposal falls within this category.

These standard comments are known as Flood Risk Standing Advice
(FRSA). They can be viewed at https://www.gov.uk/guidance/flood-
risk-assessment-for-planning-applications#when-to-follow-standing-
advice
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We recommend that you view our standing advice in full before making
a decision on this application. We do not need to be consulted.

Flood mitigation

Although we have no objections to the proposed development, the
developer may wish to include measures to mitigate the impact of more
extreme future flood events.

Measures could include raising ground or finished floor levels and/or
incorporating flood proofing measures. Further guidance on preparing
properties for flooding can be found at
https://www.gov.uk/government/publications/prepare-your-property-for-

flooding.

Signing up for flood warnings

The applicant/occupants should phone Floodline on 0345 988 1188 to
register for a flood warning or visit hitps://www.gov.uk/sign-up-for-
flood-warnings It's a free service that provides warnings of flooding
from rivers, the sea and groundwater, direct by telephone, email, or
text message. Anyone can sign up.

Flood warnings can give people valuable time to prepare for flooding —
time that allows them to move themselves, their families, and precious
items to safety. Flood warnings can also save lives and enable the
emergency services to prepare and help communities.

For practical advice on preparing for a flood Vvisit
https://www.gov.uk/prepare-for-flooding.

To get help during a flood, visit https://www.gov.uk/help-during-flood.

For advice on what do after a flood, visit https://www.gov.uk/after-flood

Water Resources

Increased water efficiency for all new developments potentially enables
more growth with the same water resources. Developers can highlight
positive corporate social responsibility messages and the use of
technology to help sell their homes. For the homeowner lower water
usage also reduces water and energy bills.

We endorse the use of water efficiency measures especially in new
developments. Use of technology that ensures efficient use of natural
resources could support the environmental benefits of future proposals
and could help attract investment to the area.

Therefore, water efficient technology, fixtures and fittings should be
considered as part of new developments.

Residential developments

All new residential developments are required to achieve a water
consumption limit of a maximum of 125 litres per person per day as set
out within the Building Regulations &c. (Amendment) Regulations
2015.
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However, we recommend that in areas of serious water stress (as
identified in our report Water stressed areas - final classification) a
higher standard of a maximum of 110 litres per person per day is
applied. This standard or higher may already be a requirement of the
local planning authority.

We also recommend you contact your local planning authority for more
information.

Advice to LPA / Applicant
Groundwater and Contaminated Land

As the site is situated in a vulnerable groundwater area within on a
principal aquifer and a secondary aquifer these proposals need to be
dealt with in a way which protects the underlying groundwater. Please
therefore take note of the following advice.

Where land contamination may be an issue for a prospective
development, we encourage developers to employ specialist
consultants/contractors working under the National Quality Mark
Scheme.

We recommend that the requirements of the National Planning Policy
Framework and National Planning Policy Guidance are followed. This
means that all risks to groundwater and surface waters from
contamination need to be identified so that appropriate remedial action
can be taken. We expect reports and Risk Assessments to be
prepared in line with our Approach to Groundwater protection
(commonly referred to as GP3) and the updated guide Land
contamination: risk management (LCRM). LCRM is an update to the
Model procedures for the management of land contamination (CLR11),
which was archived in 2016.

To protect groundwater quality from further deterioration:

* No infiltration based sustainable drainage systems should be
constructed on land affected by contamination as contaminants can
remobilise and cause groundwater pollution (e.g. soakaways act as
preferential pathways for contaminants to migrate to groundwater and
cause pollution).

» Piling or any other foundation designs using penetrative methods
should not cause preferential pathways for contaminants to migrate to
groundwater and cause pollution.

The applicant should refer to the following (non-exhaustive) list of
sources of information and advice in dealing with land affected by
contamination, especially with respect to protection of the groundwater
beneath the site:

1. Follow the risk management framework provided in the updated
guide LCRM, when dealing with land affected by contamination.

2. Refer to the Environment Agency Guiding principles for land
contamination for the type of information we require in order to assess
risks to controlled waters from the site. The Local Planning Authority
can advise on risk to other receptors, such as human health.




3. Consider using the National Quality Mark Scheme for Land
Contamination Management which involves the use of competent
persons to ensure that land contamination risks are appropriately
managed. The Planning Practice Guidance defines a "Competent
Person” (to prepare site investigation information) as: “A person with a
recognised relevant qualification, sufficient experience in dealing with
the type(s) of pollution or land instability, and membership of a relevant
professional organisation."

4. Refer to the contaminated land pages on Gov.uk for more
information.

5. We expect the site investigations to be carried out in accordance
with best practice guidance for site investigations on land affected by
contamination e.g. British Standards when investigating potentially
contaminated sites and groundwater, and references with these
documents and their subsequent updates:

* BS5930:2015 Code of practice for site investigations;

+ BS 10175:2011+A2:2017 Code of practice for investigation of
potentially contaminated sites;

+ BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the
design and installation of groundwater monitoring points;

* BS ISO 5667-11:2009, BS 6068- 6.11: 2009 Water quality. Sampling.
Guidance on sampling of groundwaters (a minimum of 3 groundwater
monitoring boreholes are required to establish the groundwater levels,
flow patterns but more may be required to establish the conceptual site
model and groundwater quality. See RTM 2006 and MNA guidance for
further details);

* BS ISO 18512:2007 Soil Quality. Guidance on long-term and short-
term storage of soil samples;

* BS EN ISO 5667:3- 2018. Water quality. Sampling. Preservation and
handling of water samples;

» Use MCERTS accredited methods for testing contaminated soils at
the site;

» Guidance on the design and installation of groundwater quality
monitoring points Environment Agency 2006 Science Report
SC020093 NB. The screen should be located such that at least part of
the screen remains within the saturated zone during the period of
monitoring, given the likely annual fluctuation in the water table. In
layered aquifer systems, the response zone should be of an
appropriate length to prevent connection between different aquifer
layers within the system

A Detailed Quantitative Risk Assessment (DQRA) for controlled waters
using the results of the site investigations with consideration of the
hydrogeology of the site and the degree of any existing groundwater
and surface water pollution should be carried out.

This increased provision of information by the applicant reflects the
potentially greater risk to the water environment. The DQRA report
should be prepared by a “Competent Person” e.g. a suitably qualified
hydrogeologist. More guidance on this can be found at:
https://sobra.org.uk/accreditation/register-of-sobra-risk-assesors/ .

In the absence of any applicable on-site data, a range of values should
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be used to calculate the sensitivity of the input parameter on the
outcome of the risk assessment.

Further points to note in relation to DQRAs:

» GP3 version 1.1 August 2013 provided further guidance on setting
compliance points in DQRAs. This is now available as online guidance:
https://www.gov.uk/guidance/land-contamination-groundwater-
compliance-points-quantitative-risk-assessments

* Where groundwater has been impacted by contamination on site, the
default compliance point for both Principal and Secondary aquifers is
50 metres.

» For the purposes of our Approach to Groundwater Protection, the
following default position applies, unless there is site specific
information to the contrary: we will use the more sensitive of the two
designations e.g. if secondary drift overlies principal bedrock, we will
adopt an overall designation of principal. Where leaching tests are
used it is strongly recommended that BS ISO 18772:2008 is followed
as a logical process to aid the selection and justification of appropriate
tests based on a conceptual understanding of soil and contaminant
properties, likely and worst-case exposure conditions, leaching
mechanisms, and study objectives.

During the risk assessment one should characterise the leaching
behaviour of contaminated soils using an appropriate suite of tests. As
a minimum these tests should be:

» Up-flow percolation column test, run to LS 2 - to derive kappa
values;

* pH dependence test if pH shifts are realistically predicted with regard
to soil properties and exposure scenario;

* LS 2 batch test - to benchmark results of a simple compliance test
against the final step of the column test.

Following the DQRA, a Remediation Options Appraisal should be
completed to determine the Remediation Strategy, in accordance with
the updated guide LCRM.

The verification plan should include proposals for a groundwater
monitoring programme to encompass regular monitoring for a period
before, during and after ground works e.g. monthly monitoring before,
during and for at least the first quarter after completion of ground
works, and then quarterly for the remaining 9-month period. The
verification report should be undertaken in accordance with in our
guidance

Verification of Remediation of Land Contamination.

We only consider issues relating to controlled waters (groundwater and
watercourses). Evaluation of any risks to human health arising from the
site  should be discussed with the relevant local authority
Environmental Health Department.

Pre-Application Advice
Regarding future applications, if you would like us to review a revised
technical report prior to a formal submission, outside of a statutory
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consultation, and/or meet to discuss our position, this will be
chargeable in line with our planning advice service. If you wish to
request a document review or meeting, please contact our team email
address at: HNLSustainablePlaces@environment-agency.qov.uk.

Further information on our charged planning advice service is available
at; https://www.gov.uk/government/publications/planning-advice-
environment-agency-standard-terms-and-conditions

September 2023

The proposed development falls within Flood Zone 2, which is land
defined in the planning practice guidance as being at risk of flooding.

We have produced a series of standard comments for local planning
authorities and planning applicants to refer to on ‘lower risk’
development proposals. These comments replace direct case-by-case
consultation with us. The above proposal falls within this category.

These standard comments are known as Flood Risk Standing Advice
(FRSA). They can be viewed at https://www.gov.uk/quidance/flood-
risk-assessment-for-planning-applications#when-to-follow-standing-
advice

We recommend that you view our standing advice in full before making
a decision on this application. We do not need to be consulted.

Hertfordshire
Constabulary

March 2024

In relation to security and safety the new pedestrian footpath and
proposed Long Marston school bus layby is a positive addition.

I would advise that the development is built to the police security
standard Secured by Design.

Herts and Middlesex
Wildlife Trust

The full biodiversity metric must be submitted before a decision can be
made on this application. The full metric is required to enable scrutiny
of the outputs of the metric. Summaries of the metric are not verifiable
and not acceptable.

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) WITHIN 12.6
KILOMETRES

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:

* Provision of Suitable Alternative Natural Greenspace (SANG) or
financial contributions towards a strategic SANG.
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» Financial contributions towards the Strategic Access Management
and Monitoring (SAMM) strategy.

Natural England notes that the Habitats Regulations Assessment
(HRA) has not been produced Natural England requires further
information in order to determine the significance of these impacts and
the scope for mitigation.

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 carried 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:

 Damage: encompassing trampling and vegetation wear, soil
compaction and erosion;

+ Contamination: including nutrient enrichment (e.g. dog fouling), litter,
invasive species;

* Fire: increased incidence and risk of fire; and

* 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 63 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.

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 64.

UK Power Networks

We note there are overhead cables and Underground cables on the
site running within close proximity to the proposed development. Prior
to commencement of work accurate records should be obtained from
our Plan Provision Department at UK Power Networks, Fore Hamlet,
Ipswich, IP3 8AA.

In the instance of overhead cables within the vicinity, GS6 (Advice on
working near overhead power lines) and a safety visit is required by UK
Power Networks. Information and applications regarding GS6 can be
found on our website:

https://www.ukpowernetworks.co.uk/safety/equipment/power-
lines/working-near-power-lines/advice-on-working-near-overhead-
power-lines-gs6#Apply

All works should be undertaken with due regard to Health & Safety
Guidance notes HS(G)47 (Avoiding Danger from Underground
services). This document is available from local HSE office.

Should any diversion works be necessary because of the development
then enquiries should be made to our Customer Connections
department. The address is UK Power Networks, Metropolitan House,
Darkes Lane, Potters Bar, Herts, EN6 1AG.

You can also find support and application forms on our website Moving
electricity supplies or equipment.

https://www.ukpowernetworks.co.uk/i-already-have-electricity-
commercial/moving-electricity-equipment

Thames Water

Waste Comments

We would expect the developer to demonstrate what measures will be
undertaken to minimise groundwater discharges into the public sewer.
Groundwater discharges typically result from construction site
dewatering, deep excavations, basement infiltration, borehole
installation, testing and site remediation. Any discharge made without
a permit is deemed illegal and may result in prosecution under the
provisions of the Water Industry Act 1991. Should the Local Planning
Authority be minded to approve the planning application, Thames



https://www.ukpowernetworks.co.uk/safety/equipment/power-lines/working-near-power-lines/advice-on-working-near-overhead-power-lines-gs6#Apply
https://www.ukpowernetworks.co.uk/safety/equipment/power-lines/working-near-power-lines/advice-on-working-near-overhead-power-lines-gs6#Apply
https://www.ukpowernetworks.co.uk/safety/equipment/power-lines/working-near-power-lines/advice-on-working-near-overhead-power-lines-gs6#Apply
https://www.ukpowernetworks.co.uk/i-already-have-electricity-commercial/moving-electricity-equipment
https://www.ukpowernetworks.co.uk/i-already-have-electricity-commercial/moving-electricity-equipment

Water would like the following informative attached to the planning
permission: "A Groundwater Risk Management Permit from Thames
Water will be required for discharging groundwater into a public sewer.
Any discharge made without a permit is deemed illegal and may result
in prosecution under the provisions of the Water Industry Act 1991.

We would expect the developer to demonstrate what measures he will
undertake to minimise groundwater discharges into the public sewer.
Permit enquiries should be directed to Thames Water's Risk
Management Team by telephoning 020 3577 9483 or by emailing
trade.effluent@thameswater.co.uk  Application forms should be
completed on line via www.thameswater.co.uk. Please refer to the
Wholesale; Business customers; Groundwater discharges section.

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.

The application indicates that SURFACE WATER will NOT be
discharged to the public network and as such Thames Water has no
objection, however approval should be sought from the Lead Local
Flood Authority. Should the applicant subsequently seek a connection
to discharge surface water into the public network in the future then we
would consider this to be a material change to the proposal, which
would require an amendment to the application at which point we
would need to review our position.

Water Comments

If you are planning on using mains water for construction purposes, it's
important you let Thames Water know before you start using it, to
avoid potential fines for improper usage. More information and how to
apply can be found online at thameswater.co.uk/buildingwater.

On the basis of information provided, Thames Water would advise that
with regard to water network and water treatment infrastructure
capacity, we would not have any objection to the above planning
application. Thames Water recommends the following informative be
attached to this planning permission. Thames Water will aim to provide
customers with a minimum pressure of 10m head (approx 1 bar) and a
flow rate of 9 litres/minute at the point where it leaves Thames Waters
pipes. The developer should take account of this minimum pressure in
the design of the proposed development.

APPENDIX B: NEIGHBOUR RESPONSES

Address

Comments

Supporting Comments

The Forge,
Woolverstone, Ipswich

I have a house in the village of Long Martson and am | part of the
team that has submitted the scheme. | ackowledge therefore that | will
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have a bias in terms of the comments | am making, however, | feel so
much has been lost in the focus on flooding that | just wanted to point
out some of the really positive elements of the application benefits that
| personally feel passionately about.

A quick comment on flooding however - | understand the anxiety in
relation to the historic flooding in the village - | have seen the photos
and heard the stories. | have read, and re-read the drainage strategy
that was submitted for the site by the specialist consultants, and am
comfortable with the proposals and confident that they will not
increase flood risk, but rather reduce it.

| have been involved in plenty of schemes with the types of mitigation
suggested, and | can say first hand that they work. | also know that
these proposals will be scrutinised by HCC flood department as a
counter check, which | approve of and welcome. The flooding strategy
is a key part of getting this right, and despite what people may think,
the applicants do not want to see increased flooding in the village, but
rather work on something that will lessen the risk to the whole village.

This is an unusual development in the sense that ALL of the parties
have an ongoing interest in continued wellbeing of the village.

Below are a number of the positive elements of the scheme:

- Enhanced biodiversity - a 10% gain on the current empty field
scenario; with different landscape designations, including swales,
orchards, native trees and planting, swift and bat boxes, bee bricks,
wildflower roofs to encourage butterflies amongst a whole bunch of
other things

- the landscaping will bring this whole part of the village to 'natural’ life

- Improved safety for primary school children - a new school drop off
point to allow children to access the primary school without having to
cross a busy, dangerous road - this is a really important aspect, and
one which has the full support of the school and primary school
parents and one which | feel very strongly about.

- Smaller and family sized homes in the heart of the village - | have
had a number of local people enquire as to when/how they might be
able to buy a house should they be approved

- these people have been largely priced out of the village as it stands,
and want to be able to envisage a future in Long Marston where their
children can walk to school, in a safe environment, and without having
to jump in a car. This to me is exactly the type of sustainable
development local government should be encouraging, rather than yet
another distant farmer's field somewhere that is only accessible by
car.

- Sustainable homes! So important in today's climate - the houses at
Loxley Stables recently won an award for sustainable development,
and the proposed houses push further than that, with all of the
specifications that involves in terms of insulation and renewable




energy. Another element of sustainability is the economic support
houses bring to a village, through employment, but also through the
increased use of local businesses.

| am passionate about the possibilities this scheme can bring to the
village. | wouldn't be part of a team that submitted another scheme for
identikit houses with no community benefits. | think there is an
opportunity here to create a long lasting legacy for the village of Long
Marston, whilst building homes this country so desperately needs to
continue to create vibrant, dynamic communities.

6c Aston Clinton

Having lived in the village for many years and being a part of a strong
and vibrant community i really do feel these proposals can be an
positive asset to the community, the village and the school in many of
ways.

The traffic issues on the main road remain the biggest and most
dangerous problem in my view and proactive solutions are needed to
improve this. The revised plans take this matter into consideration!

| share concerns about ditches for water drainage and | know them
well from all our long walks in and around the area the plans
accommodate for the clearing of these which is actually has a positive
impact.

Original Comments

Having lived in the village for 6 years we were excited to see a
planning application for something that we think will have a really
positive impact. Whilst it's a beautiful picturesque village, it is
unfortunately heavily impacted by the busy road that runs through it
especially in the morning when people are frantically trying to get to
work, trucks passing through and school drop off happening all at the
same time. Add the school bus to that and unsurprisingly its chaos.
More flexible working has perhaps helped a little but this is still a huge
problem.

Proposing something to alleviate this a bit is a great idea. The housing
also looks great and creating pockets of open space, orchards and
communal gardens off the main road | think will improve the village
enormously. Please make sure the petanque happens! A few more
sensitively designed houses will help sustain a great pub too

12 Aston Clinton

I'm delighted to have the opportunity to re-register my ongoing support
for this proposed development, which has the scope to offer significant
benefits to the village and local community.

The style of the proposed development is aesthetically delightful, any
opportunity to pursue small scale and well thought through
development should be celebrated as a counterbalance to the
extraordinary quantity of near-dystopian, generic large scale
housebuilding around the area.

The further consideration given to provision for school access and bus
turning seem eminently sensible, and the benefit to the wider




community is clear to see in the supporting letters that have been
provided in respect of this. Through both the provision of family
housing, and consideration of the needs of the community as a whole,
this proposal would bring material benefit to the community and local
businesses of Long Marston. Such joined up thinking should be
applauded.

From the other comments expressed in relation to this application,
there is clearly a residual concern regarding ditch maintenance. This
is a challenge which seems far from insurmountable with the right
level of awareness and joint accountability. This is far from a reason to
curtail the opportunity to deliver the benefits that this proposal would
achieve.

24 Bromley, Long
Marston

Having lived in the village for 22 years | believe that the development
is well-planned and if flood risk mitigation measures are implemented,
it could greatly benefit the village and enhance child safety. | also
appreciate the inclusion of proper family houses and the support for a
safer bus stop location.

Dacorum will ensure no negative impact on the village. | believe that
an increased population of approximately twenty-five residents would
benefit school intake numbers and support local establishments like
the pub and Victory Hall. The proposed bus turning area, will alleviate
traffic congestion during school hours.

The extensive work on the culvert has significantly reduced flooding.
There has been misinformation and opinions about the development,
such as black poplar trees, soak away and field elevation, water flow,
and road gradient.

Comparing the proposed development to other developments within a
mile radius, there are no valid arguments against it. | believe that the
proposed access road is safer than those in other developments and
prioritizes space for residents rather than cramming additional houses.

| have no concerns about the developers, as they have a track record
of adhering to rules and laws. | expect Dacorum to scrutinize all
flooding solutions to ensure safety for surrounding houses and the
village.

Original Comments

I would like to register my overwhelming support for this proposed
development.

It is clear from the information available that considerable thought and
consideration has been given to designing a high quality development,
centred on the needs of the local community and natural environment.
Such opportunities should be actively encouraged, and developers
such as these should be recognised and celebrated for the role they
play in creating attractive and sustainable communities, in which
families can thrive for generations ahead, rather than carpet bombing
the home counties with value engineered concrete identikit
monstrosities.




It is universally acknowledged that more homes need to be built in this
country, and it is short sighted to turn away from opportunities to
achieve this through smaller, high quality developers that have a
vested interest in the communities they are building.

It is a shame that the lengths to which the developers have gone to
address ecological issues, namely that of flooding, have been
overlooked by others. It is clear that the proposed development would
complement the natural environment in which it is situated in a
sympathetic and well thought through way - | hope that proper weight
is given to the expert opinion put forward in the surveys accompanying
the application, alongside the mitigation actions in place in the
proposal.

1 Church View

We support a development of this size and design in Long Marston on
the basis that Dacorum ensures there is no negative impact on the
surrounding houses from a flooding point of view.

We feel that an increased population of approximately twenty-five
residents would help to support the school intake numbers and
support the pub and Victory Hall.

We are also interested in the bus turning area, which if successful will
help reduce the traffic blockages at school time.

If the flooding concerns are addressed, we support the building and
we prefer this proposal to the alternative which could be developers
who have no personal stake in village life or who propose a much
larger development

2 Church View

Currently, the school bus has no choice but to pick up and drop off
immediately outside the school gates which creates traffic congestion,
irate drivers and is a safety hazard to pedestrians - particularly the
school children crossing the road. The addition of the bus parking
turning bay within the site will alleviate this problem. We further
support the plan

Original Comments

Whilst I'm not a particular fan of developments, per se, | do support
this scheme. Having read the documentation, it seems to have been
carefully designed to alleviate most of our concerns such as flooding,
wildlife, and traffic, and is in keeping with the area.

Our overall feeling is that welcoming 9 new families to the village
would be a positive thing, not least for the school, the church, and the
pub

54 Station Road

I commented on the previous plans in support and would like to add
my support again.

The revised plans include a brilliant sensory wall for the school and
clearly well thought-out plans for the bus. In terms of the houses, this




is exactly the kind of sympathetic development that villages need. |
live in the village and this strikes me as a great proposal to add much-
needed homes. The plans have considered flood risk given the history
in the area, which overall does appear to have lessened in the centre
of the village in general following recent work.

Original Comments

| support this application mainly because | can see the benefit this
would bring to the school and everyone who brings small children to
school. | live on Station Road and take my children to school every
day, across the road, and | am very aware of the problem we have. It
has become unsustainable and | know many parents feel the same.

The school supports not only Long Marston but several surrounding
villages. The bus brings children to school every day, while some
parents drive their children and drop them off. All this creates a huge
amount of traffic, blocks the road and creates a very real safety
hazard. When the bus is parked outside the school, drivers and
people can't see around it. People drive too fast and there seems to
be a state of confusion that a stopped bus can be overtaken, which
leads to chaos and danger.

Thankfully there are some amazing people doing a wonderful job
sharing the lollypop responsibilities, which shows how committed
some of community are to resolving this. | would say the bus
relocation is critical. | worry that this can't be implemented soon
enough and may take time to implement. Can a temporary solution
please be considered? Could the land offer some kind of meanwhile
use?

But if this can be done as part of what looks like a well thought
proposal then, yes please. | note some ongoing concerns about
flooding; if these proposals really can hold water back and reduce
flooding risk during heavy rains then all the better. The homes have
been designed to be low energy and | support any kind of innovation
in this area.

Church Farmhouse,
Chapel Lane

On balance, | am supportive of this application with some minor
reservations:

1. It is a shame that the development does not make an addition to the
streetscape of the village by presenting house frontages on Astrope
lane. | do however ackowledge that this is in order to minimise
removal of trees and to arrange houses to face communal areas of the
development.

2. As the surface water run-off as detailed in the flood risk report
proposes direction to the ditches along Astrope Lane, perhaps the
development could include work to dredge/clear these ditches as
water does appear to pool there currently in winter months. | do note
the positive mitigation features of the development to attenuate this
flow. Considered overall though, the development is one which seems
to have taken great care to work within the confines of the site, as well
as the wide needs of the village. The design aesthetic is




contemporary, but in keeping with the village. At first | was alarmed at
what appeared to be inclusion of chimney stacks, but am encouraged
by the novel use as a wildlife habitat while also being an architectural
nod to the rest of the village where we benefit from a wide range of
styles from differing eras.

With regard to the comments thoughtfully provided by others | have
the following to say:

1. | disagree with other comments that there is insufficient parking in
the development. With two spaces per house, plus another nine for
visitors it seems perhaps a shame that so much space is given over to
parking.

2. | note the other comments made regarding flooding, however
reading the proposals and reports, with the included features of
permeable materials, roof gardens, attenuation, a swale and
substantial green space this would seem to be a net positive
particularly with regard to surface water.

3. Comments regarding the impact of additional traffic | must also
disagree with this. The vast majority of village traffic is undeniably
through traffic as there is no way to bypass Long Marston. The
additional vehicle movements of 9 additional dwellings would
undoubtedly be statistically insignificant when measured against the
volume of through traffic. The inclusion of a bus stop and the
opportunity to have school bus movements away from Station Road
however, on the whole is a huge positive for the village.

My fear is that should this not gain approval, the village may be
subjected to a future scheme from another developer which is a
cookie-cutter one which maximises every inch of the site with too
many houses with small gardens and no green space.

27 Cheddington Lane,
Long Marston

I would like to show my on-going support for this development. The
creation of a full turning bay for the school bus is a huge community
benefit. It will remove the bus from the village in busy rush hour and
certainly provide more safety for the children. This is something the
Parish Council have been trying to resolve so surely a big win.

The houses are of a good size and will hopefully attract more families
into the village which would be great for local businesses and school

Additional Comments

I have lived in Long Marston for the last 19 years of my life. | believe
that it would be a good idea to go through with this building project as
it would be a great opportunity to bring new faces into the village. It
would also help with the current problems with flooding in the village
and take away from the problem

Original Comments

I have read through the proposals and believe this development has
been really carefully considered. | know the applicants live in the
village, so they do understand the risks of flooding and the importance




of getting this right. Developers being part of the community seems to
me, a positive aspect and | would think they have an added motivation
to improve the situation of flooding not add to it. | assume that what
has been proposed will be assessed properly by the right departments
at the council, and it is they, who will determine whether it does
improve the situation.

If the flood consultants' proposals (which will no doubt cost a lot of
money to actually put in place) do improve the situation, then what's
the problem. However, if once reviewed by the council, it could make
the situation worse, then presumably they will advise. Surely, it's down
to qualified people to make the right decisions for the village, not the
unqualified.

The bus layby for me is a huge benefit. Taking the bus off the main
road, which causes chaos in the morning. Sadly, | can see lots of
comments have been made on Social Media about this being a red
herring. You don't have to look very far to see a development for 9
houses having just been completed which had nothing like this to
benefit our community so surely its being done because the
developers want to do not because they have to ? Seems to me that
the applicants actually do have the interests of the school and
community at heart

Long Marston VA C of E
Primary School

July 2023

I am writing to set out the school's support of the potential relocation of
the school bus stopping point away from Station Road to Astrope lane,
and a pedestrian new access across the land and school gate to be
formed. We think there is an opportunity for this to be incorporated
into any plans to develop the land off Astrope Lane adjacent to the
school, an idea that has been discussed and assessed for several
years.

The current school bus situation has been extremely challenging to
manage and dangerous for the children. At the beginning and end of
each school day, children from nearby villages are brought on a bus to
the school, which sits in the heart of the village. This bus has no
option but to stop directly outside the school on the main road that
runs through the village to let children off, which takes on average 3-4
minutes twice a day, at the busiest times of the day. Occasionally,
coaches stop for longer throughout the year, when it is a school trip.

At the end of the day, the bus has to stop on the opposite side of the
road to the school, outside the Village Hall, and children have to cross
to alight. This is a significant risk and dangerous for the children. A
solution that provides a space for the bus on the Village Hall side of
the road would therefore not quite eliminate risks. A survey carried out
by the Parish Council found that during each of the school’s drop off
and pick up times, 08:40-09:10 and 14:50-15:20, about 130 cars on
average pass the school. The road through the village is often blocked
for the time the bus is stationary.

Parents trying to cross the road to bring their children to school either
on foot or from the Village Hall car park struggle to see when traffic is




trying to pass by the bus. The council’'s report noted that “The
congestion produced [by the bus particularly in the morning, is
extreme with vehicles queuing to weave their way through the parked
cars/coach”.

It stated: “We consider this to be totally unsatisfactory and a significant
risk to the children’s safety.”

A bus drop on Astrope Lane with a new, pedestrian route to the
school, would be very valuable. The route would be far easier to
monitor from a staff point of view and the children would not need to
cross any roads. They would be kept away from the main traffic route
through the village. The removal of the bus from outside the school
would also create a safer situation for parents dropping their children
to school by alleviating congestion considerably.

The school bus is critical for the sustainability of the school, as there
are simply not enough children in Long Marston itself to sustain it.
Creating a safe environment for children is extremely important to
parents from surrounding villages who are considering sending their
children to the school. If children can arrive at the school safely, along
a dedicated pathway full of wildlife and things to look at, which is what
is proposed, this would certainly be more attractive to parents than the
current situation and could even benefit school intake.

For clarity, the new layby would need to be for Long Marston Primary
school only. The bus would drop the children off in a designated layby
at 8.40am and leave immediately. At pick up it would be waiting for the
children at the layby for no more that 5 or ten minutes. This would only
be from Monday to Friday, term time only.

Whilst the Governors and | do not think it's appropriate for the school
to comment in relation to housing planning policy, the element
including this alternative bus stop offers a real opportunity to provide a
much safer alternative to the issue as it currently stands which has
been too dangerous for too long.

Little Folly, Potash Lane

| write in support of this application for the below reasons

Development is at an all-time high and we are all aware of the
promises the Government have made to increase housing. | believe
this field will be developed absolutely (whether by the current
applicants or others) however | find it impossible to believe there
would be another application that would ever be as beneficial for this
village.

Developers are not known for their community spirit, however these
developers live very close to the site and are very involved within the
village community. They have more of a vested interest than anyone
in making sure this is not detrimental to the village and | think this is
without a doubt reflected in the plans. | don't believe our village would
ever get nicer plans than this, just double the amount of housing.

Any resident of Long Marston will agree that historically we have had
major flooding situations.




I have lived in this village for over twenty years and | have seen the
flooding first hand and how bad it can be. Two of the developers
themselves live in a house that has historically flooded majorly, 1 know
this as fact as it was a shop at the time and | worked there.

The name LONG MARSTON itself taken back to its historical meaning
means MARSH VILLAGE. This isn't news to anyone.

With the extensive work done to the culvert in the village, flooding has
seemingly decreased massively. As long as all of the drainage ditches
surrounding the site are clear and maintained as a constant then | feel
that this will not cause any further issues. Obviously all land owners
that have these on their land know without maintaining them flooding
can occur.

There has been a lot of mis-information regarding this specific
development on social media and | find it incredibly disheartening. |
also find it worrying, when opinions start being taken as facts, people
are no longer playing within the same fair game any more

Two things | would like noted, are the Black Poplar trees- while lovely
if you like them! — are fundamentally useless when it comes to the
discussion of any flood mitigation. They lie dormant during the winter
(flooding) months. This is why they have given no protection
previously and will not in future unfortunately.

Also, it has been mentioned repeatedly online that this field is a soak
away for pre-exisiting houses. While it may be a soak away for any
water flowing down from the top of Astrope, the field lies higher than
Marston Court - and therefore the village, and so | fail to see how it
can be a soak away in any way for Long Marston?

It is also clear that entering Long Marston from Astrope, the main road
in the village is at the bottom of a slight gradient and therefore the
water will always flow in this trajectory.

It's confusing how there can be such a high input of opinions regarding
this development when | can count far more than nine new builds that
have gone up within a mile radius of this site . If | count a 1.2 mile
radius from this site, then it also includes three big new site
developments including Old Rectory Farm Puttenham, Little Copse
Astrope and Glebe Meadow in Long Marston.

The amount of newly completed or houses in development locally is
nearer triple this amount and that's without taking the old Deans Egg
site into any account.

When these plans are compared against these developed sites |
cannot understand any argument against them.

Site access will always be a contentious issue, however the access
road for this site will be infinitely safer than any of the above
mentioned developed sites and critically, this site has utilised their
space for residents rather than packing additional houses in there




which they would be well within their rights to do (and most would.)

It is also worth noting somewhere that | would have no concerns at all
regarding the developers as they have proven themselves to be rule
and law abiding with previous developments and valued, trusted
members of the community.

50 Oaks Road, Croydon

This proposal demonstrates how to create a housing development that
is truly sustainable and climate resilient on a site that the LA have
already identified in the SHLAA as appropriate for residential
development.

The design concept and it evolution through early consultation stages
over a significant period of time has produced a scheme that serves
the needs of the community and the natural environment.

The design of the houses is sophisticated and sensitive to local
vernacular but adapted to optimise integration of renewable energy
technology and other sustainable design principles. Residents will
have privacy and amenities that will promote long-term occupancy - a
key factor in sustainable communities. Engagement with the school to
address a critical local safety concern is an exemplar of considerate
and inclusive community engagement.

Energy-efficiency ambitions far exceed the minimum standards
required by current building regulations, further demonstrating that this
scheme addresses local, national and global imperatives to build with
ecological conscience.

Biodiversity is clearly well researched, assessed and designed for and
the scheme appears to sensitively enhance and regenerate suitable
habitats for a very wide range of wildlife.

Hedgerows and trees are carefully assessed to retain the vast majority
present on the plot and to dramatically enhance the overall quantity
and quality of diverse arboricultural provision.

The SuDS and careful attention to critical flood risk alleviation is
impressive. If every new development took such care and diligence in
addressing surface water drainage there would be fewer incidents of
flooding within our built environments. Well-designed surface water
management, such as proposed, reduces pressure on water
infrastructure. Permeable ground is provided across a majority of the
site with carefully calculated attenuation and detention strategies.

Both features provide the additional benefits of enhancing biodiversity
and community amenity through the provision of swales and ponds.

| support this proposed scheme and would welcome it in my back
yard.

6 Kings Court,
Roughdown Road,
Hemel Hempstead

I am writing to express my enthusiastic support for the proposed
construction of 9 new dwellings on the land off Astrope Lane in Long
Marston, Hertfordshire. This project, which includes a mix of 3-bed
and 4-bed units, a new pedestrian link and nature trail, and hard




standing for a school bus stop, presents numerous benefits for our
local community and the environment.

| would like to highlight several key points that make this development
a positive addition to our area:

1. Biodiversity Stacks for Bats, Insects, and Swifts:

One of the standout features of this proposal is the incorporation of
biodiversity stacks that will provide crucial habitats for local wildlife,
including bats, insects, and swifts. By creating safe spaces for these
species to thrive, we are not only enhancing the ecological balance of
our community but also contributing to the preservation of our local
biodiversity.

2. A New Planted Orchard:

The addition of a planted orchard is a delightful and environmentally
friendly feature of this project. Orchards not only provide a source of
fresh fruit but also promote a healthy ecosystem by attracting
pollinators and other wildlife. This orchard will be a valuable asset to
our community and contribute to the green character of the area.

3. Access Path for School Children:

The proposed new pedestrian link and nature trail connecting Astrope
Lane to Long Marston Primary School is a significant improvement for
the safety and convenience of our school children. It will encourage
active transportation, reduce traffic congestion, and create a more
environmentally friendly way for our students to reach their school.

4. Lovely, Sensitive Design:

The design of this development has been carefully considered to
ensure it complements the character of the local area. Aesthetic
considerations are vital, as they contribute to the overall quality of life
for residents and maintain the charm and character of our community

4-6 Spicer Street,
St.Albans

As a very enthusiastic gardener that knows this area incredibly well,
it's encouraging to see these types of more green community led
proposals starting to emerge in Dacorum.

Whilst the houses themselves look very successful and well designed,
there is clearly a big focus on the community aspect as well as the
green spaces between the houses and much needed inclusive
response to ecology. Great fun for any children living there. | see too
many housing projects focus on private space due to long term
servicing risks of shared spaces and 'perceived’ value. However, with
an appropriate management plan, which | expect would have to be
conditioned as part of any approval, communal spaces are what's
needed in the bigger picture to ensure biodiversity can be improved
and be properly implemented and maintained.

In order to create the houses that are needed across Dacorum,
appropriate sites do need to be identified and put forward. For such a




central location in the heart of a village which | visit regularly, it seems
an excellent low impact site to be developed that together with the
proposed school access would only serve to improve the sustainability
of the school and village.

The main elements of a few objections that have been uploaded seem
to be quite focused on flood risk. Whilst I am not a flood risk
professional, and can't imagine how upsetting it might be for any
houses that were affected, | can see that the site is not in a flood risk
zone 2 or 3, but essentially all in a flood risk zone 1, and so with an
appropriately designed SUDS strategy, would think it could be
appropriately implemented and indeed reduce flood risk, but | may be
missing something.

It looks like there's just a very small bit in flood risk zone 2 at the
perimeter in a private garden, but the application does seem to clarify
that the garden level won't be raised there. This will | expect also be
conditioned. Well done on some lovely proposals. More family housing
like this please Government, and all the better surely if it's actually in
walking distance to the village school

Huntsman House, Wing

The amended plans seem to offer a significant improvement. No other
local developments are offering these types of community benefit as
well as what looks to be a really lovely small housing scheme. The
walk for the children without using the road is a fantastic addition to
this application.

Neutral Comments

12 Gilders,
Sawbridgeworth

The proposals for the buildings to have integrated biodiversity stacks
is very innovative and fully supported.

It is not entirely clear if the integrated bird boxes will be Swift bricks.
These are ideal, as Swift bricks will be used by other species such as
House Sparrows, but the reverse does not apply, as noted in the
ecological report. It would also be helpful if the plans specified exactly
how many Swift bricks and bat boxes are to be installed.

Please ensure that if permission is granted, there is a specific
condition requiring the development to be in accordance with the
plans showing the integrated Swift bricks and bat boxes as propose

Hillside, Patmore Heath,
Albury

We would support the comments of xxxx, particularly the requirements
for integrated swift bricks as outlined in the PEA.

Many councils are now insisting that new developments include
biodiversity mitigations at the minimum rate of one integrated swift
brick and one bat brick per new dwelling. It would be really helpful, if
Dacorum District Council could insert a condition requiring this within
this development, should it be approved.

Integrated swift and bat bricks are essentially hollow bricks, installed
high on a building to give a cavity for wildlife to use. They are a really
valuable conservation tool that should be used in new housing to help
reverse the decline of this spectacular bird and bats. They last the




lifetime of the building and are inconspicuous, simple and inexpensive
to install and do not require ongoing maintenance. Swifts are clean
birds that take any mess away from the nest and their presence is
likely to go largely unnoticed by the residents.

North East Herts Swift Group. local group of Swift Conservation
(www.swift-conservation.org

23 Lakeside, Tring

| support the comments of others who have committed in support of
the 'fake' chimneys with integrated nest sites - namely the North East
Herts Swift Group. local group of Swift Conservation

Their comments are as follows:-

"Many councils are now insisting that new developments include
biodiversity mitigations at the minimum rate of one integrated swift
brick and one bat brick per new dwelling. It would be really helpful, if
Dacorum District Council could insert a condition requiring this within
this development, should it be approved

Integrated swift and bat bricks are essentially hollow bricks, installed
high on a building to give a cavity for wildlife to use. They are a really
valuable conservation tool that should be used in new housing to help
reverse the decline of this spectacular bird and bats. They last the
lifetime of the building and are inconspicuous, simple and inexpensive
to install and do not require ongoing maintenance. Swifts are clean
birds that take any mess away from the nest and their presence is
likely to go largely unnoticed by the residents."

And from my local knowledge Swifts do still nest in the village and any
additional accommodation for these birds which are seriously
threatened is welcomed. Any additional habitat creation as part of the
development would also be of great benefit as this would provide
shelter and food for wildlife particularly swifts but also other birds such
as house martins and swallows; it would also be good to see
measures included for the gardens on this development such as the
integration of measures to provide wildlife habitat, shelter and the
capacity for small mammals to move between gardens and the wider
countryside

Objections

1 Astrope Lane

Once again we are having to give up our precious time to respond to
further flawed documentation. Quite frankly this is insulting to the
residents of Long Marston especially those that have suffered from
flooding. We strongly object to the planning application for the 3rd
time. All previous comments still apply and stand. This nhew document
is like providing someone with a sticky plaster and telling them it will
fix their broken leg. The careless errors within the documentation
shows a total lack of understanding and disregard for the seriousness
of the situation

March 2024
All points raised in my previous objection still apply and | am at a loss

at to why this second consultation is required. The problems within
Long Marston are very evident to anyone that knows or visits the area.




As | type there is water pouring down Astrope Lane, there is a
constant stream outside our front gate. The drainage ditches are and
drains overflowing. The risk of flooding again is very frightening and
real, we worry every time it rains. My disabled husband and | are
pensioners and struggle to lift the flood defences kept in our front
garden to protect our front door and home. Why would anyone think it
was acceptable to increase the risk to our home that has been in the
village for years.

Our Victoria cottage within the conservation area looks over this
application site. When we went through planning we had to jump
through all sorts of hoops due to conservation requirements, but |
don't believe conservation have even been consulted on this matter
even though it borders the conservation area. How is it acceptable to
consider putting a totally out of character bus stop, turning area so
close to the conservation area.

What has happened to this piece of land over recent years is
incredibly sad, once a beautiful green open old English meadow.

Astrope lane isn't safe, so risky pulling out of our drive due to parked
cars, even on occasions blocked by inconsiderate motorists. We have
to edge out very slowly as there is no visibility until you are actually in
the road. Traffic is fast and the road is usually wet making is unsafe
especially under braking. In fact in the area outside our cottage the
road is single lane 90% of the time due to the amount of parked cars.

The parking is even extending further down the lane now destroying
the once pretty green verge to the left of us. The thought of a bus
parking and turning opposite increasing the risk not only to us living so
close by but the children on the bus and any pedestrians trying to
access this so called new public footpath/nature trail. How will anyone
get to this path safely there are no pavements along Astrope Lane and
there are plenty of public footpaths already in the area.

At the beginning of this process a lay by was suggested for the school
children, it was very evident that thought and care for the children was
not on top of the priority list, just an angle again to gain support from
others no associated directly with this area and especially by those
that haven't suffered the trauma of flooding.

There also seems to be no thought to the visual impact this
development will have on the village or the disruption it will cause.

When Loxley Stables was being built it was horrendous, constant
bonfires, noise, lorries and delivery drivers knocking at our door. |
don't think the applicant has given a second thought to their
neighbours.

We don't believe this will solve any problems for traffic in Station Road
or for the school. The traffic is an issue all around the village as it has
increasingly become a cut through due to so many new builds in the
surrounding areas. The development won’t solve any problems it will
just heighten risks for all whether it be from flooding or road safety.




11 Astrope Lane

We object to the revised drainage proposals.

*The proposal to send the runoff water from this development along
the ditches along the Braid and into the Tring Bourne will increase the
risk of flooding the houses which are low lying and those on Chapel
lane which have historically flooded. Extensive work, which was
funded by Chapel Lane residents, is going to have to be undertaken
within the next few years again to maintain it to prevent flooding. The
development will only be contributing to the problem

*The proposal of sending the water along the ditches of Astrope Lane
will also be detrimental to residents, of which | am one.

These ditches were put in for run off from the road not housing
developments. We already struggle with the landowners not
maintaining these ditches. | have previously shared photos of the
fields around mine and my neighbours houses which regularly flood,
even more so in the last few years.

The water which comes down from Long Marston at present is
causing an overflow as it tries to get down the Gudgeon stream (not
Tring Bourne). This has caused flooding further down towards Watery
Lane and Puttenham. Furthermore, the proposal of extensive work to
these ditches is a cause for concern as the Poplar tree roots will more
than likely be damaged. These trees are already dying in some parts,
also not maintained by landowners. If their roots are damaged they
are more likely to fall. My and my neighbours houses are within
metres of these trees. The Poplars are essential for helping prevent
flooding and if they're damaged it may cause them to die.

The work the developers plan on doing would need to extend well past
Puttenham to have any significance at all. We are often flooded with
road closures due to the overflow from the Canal and Rivers Trust, the
extra water will just make water levels even higher.

Please look at the photos previously shared by myself and others to
see the extent of the flooding we have experienced in the last year
and consider the residents it will be effecting.

March 2024
After seeing the revised plans we still object to this development.

Flooding:

Due to the Canal Trust opening gates in Wilstone early last week, we
on Astrope Lane have been flooded from both sides. | had to call
Canal Trust emergency lines as the water was running down like a
river passed us towards Puttenham, causing roads, streams, ditches
and footpaths to be totally flooded. This is on top of the fact that the
ditches and fields on the other side of us, those on the development
side are still overflowing. The field next to Tower View (Astrope Lane)
remains knee deep under water. The developers have not even
attempted to clear their ditches to try to help with any flooding issues.




As per my previous objection, the run off from the proposed
development, which will be raised, will continue down Astrope Lane
and result in our homes being even more at risk of flooding than at
present.

Bus Turning:

| don't understand how this is even considered, as the bus which
parks in a designated area outside of the school only parks for a
limited time. The issue is that there is not sufficient parking for
parents/carers when dropping off and collecting children from school.
The parents/carers tend to come earlier and stay longer than the bus.
In fact the bus turning point was put on the plans and advertised as a
carrot to get support for the development from parents and residence.

The issue is indeed not the bus. The area which is planned for the bus
entrance and exit is in very close proximity to a dangerous junction.
There have been numerous collisions at this crossroads. The entrance
is in an area where, due to lack of school parking, many parents park
along the road and on the verges. This and the fact that drivers, using
Astrope Lane as a through road, approach this junction at speed
increases the likelihood of the bus, carrying children, to be collided
with. | would ask the planning officer to please spend some time at
this junction especially at school drop off and collection time.

The developers have also not maintained the hedgerow in this area. It
has been allowed to grow towards the road, decreasing the width of
the road causing cars to either stop or swerve when approached by
cars from the other direction.

For both these and previously mentioned reason we continue to
Object

Original Comments

Unlike the majority of people who are in "support" of this development,
we actually live in the village and "Object" for the following reasons:

1. Flood risk:

We live on Astrope Lane in close proximity to the proposed
development. Our home and neighbouring homes are squeezed
between zone 2 flood risk areas, with zone 3 near the end of Astrope
Lane. We have a culvert outside the front of our house which fills due
to run off surface water from the road. This can at times during the
winter fill to overflowing. The road at the end of Astrope Lane often
floods causing road closures and is inaccessible by foot. The fields
across from our house have furrows to help prevent flooding. These
are waterlogged for most of the winter. The village has historically
flooded which has had a negative financial, emotional and
psychological impact on those involved and to the rest of the
community. We have lived in the village during years when it has been
flooded a few times in a few years, not every 10-100 years as
expected. We are very concerned about the increased likelihood of
the extra run off water from this proposed development resulting in our
home and neighbouring homes flooding. It would be naive to suggest




that there would be no or very little run off from this development. The
water will be sent directly towards us resulting in our homes totally
sitting in zone2/3 flood risk. We maintain our culverts but other
landowners along Astrope Lane don't, which results in excessive
water in the road. Even when the water does manage to flow along
the culverts it can't go anywhere and forms a lake near the end of
Astrope Lane just before Watery Lane. An appropriate name indeed!

The development would put us at major risk of flooding. There's no
reason this development should be given approval, especially as it’s in
such close proximity to flood zones and high-risk areas. The
development is not required as there are still unsold houses on all the
previous developments as well as those developments under
construction at present. All the plans show how this development
won't flood but doesn't show the realistic impact it will have on other
parts of our village including our home and those homes in very close
proximity.

2. Traffic:

Long Marston already struggles with speeding commuters using the
village as a through route. Astrope Lane has no pavements and is
dangerous especially when commuters don't adhere to the "30" limit.
This is an ongoing issue which has already been taken up with the
Council and Highways. 9 homes will equal at least 18 extra cars using
an entrance onto Astrope Lane near an already congested dangerous
junction. We already find joining Astrope Lane from our driveways hair
raising especially in rush hours. Not to mention how the village and
rural roads will cope with yet more oversized lorries while the
proposed development is being built.

3. Wildlife:

Bat boxes, swift boxes, nature trail etc, all sound great for the sake of
ticking environmental boxes. Established trees, plants and hedgerows
can't be replaced by man-made boxes. The declining local resident
Barn Owls are spotted hunting, to feed their young, on this piece of
land most days. If the development goes ahead it will be yet another
lost feeding ground for the Barn Owls.

Breeding Green Finches and Linnets, which are now in declining
numbers, also use this land as a feeding ground. Every night the bat
can be seen feeding here too. Swift boxes will remain empty and
literally be for cosmetic purposes only, as attracting Swifts takes
several seasons. This is done by luring them to the boxes using high
pitched Swift call recordings which need to be played continuously for
months on end. | don't suspect that the new residents will be doing
this. |1 doubt very much that the developers will be employing experts
to help with the correct and optimal positioning of these boxes and
other boxes. Swifts are very sensitive to their surroundings.

As for the nature trail! | don't think so!!

For these reasons we object to this and any further developments on
this piece of land.

13 Astrope Lane

| write to object to this proposal, once again, for the same reasons as




each time before.
Flood risk:

The pretty pictures on the diagrams do not disguise the fact that run-
off from additional hard standing will place further strain on an already
overstretched drainage system.

Threat to ecology:

Our wildlife is as precious as our community. The two are symbiotic
and inextricable.

Traffic:

Further strain on an already dangerous road, which some commuters
regards as a racetrack.

Infrastructure:
Already saturated, in every sense
March 2024

As a resident of Astrope Lane, | write objecting strongly to the
proposal for the following reasons - which have altered very little from
to my previous objections to the last version of this still unwanted
proposal:

1: Drainage/ Sewage and Flooding:

The historical flooding shows that the village infrastructure is already
inadequate, and further development to the existing buffer zone can
only exacerbate the situation. The threat to existing homes, especially
residents of Marston Court, is still very real.

As highlighted in previous objections, Section 13.1 of the DAS states
that the runoff from the site will be collected and discharged into the
ditch running alongside Astrope Lane. Who will take responsibility for
the already blocked drainage ditch on the North West side of Astrope
Lane?

On the current EA flood risk map, our home appears to sit on an
island' surrounded by potential flood waters. However, during
previous flooding events, even before the addition of the Loxley
Stables development, we were not able to access either Puttenham,
or the crossroads, either by car or on foot. Since the existing Loxley
Stables development was completed, there has subsequently been
further severe flooding in parts of the village, showing that the
developers' claims of "actually reducing flood risk issues within the
Long Marston Area" have proved to be false.

In addition, as responsible residents who regularly clear the ditches at
the front of our properties (as do our neighbours), many of us take
umbrage at the suggestion by the developers that previous flooding




has been a consequence of failure by local people to carry out basic
maintenance of culverts and drainage. Some of the most severely
blocked ditches on the North side of Astrope Lane are owned by
landowners who are not local residents, therefore not part of our
unique community. This development will increase the risk of flooding
of our homes.

2. The proposed, so-called 'Nature Trail":

| still strongly argue that we already have a rich and diverse 'nature
trail' on Astrope Lane. Our existing hedgerows are comprised of
Crataegus, Ulnus, Prunus, Sambucus, Ribes, Acer, Populus,
Lonicera, Salix, Cornus, Euonymus, Hedera, llex, to name but a few
woody perennials at the very least. | can't begin to list the herbaceous
flora, fungi and fauna supported by even a short stretch of native
hedge. How can this proposed development possibly begin to replace
what we already have?

Black Poplar trees - home and regular hunting vantage points to a
host of fauna, including myriad insects and birds, including Barn,
Tawny and Little Owls - all of which are regularly sighted and heard
along Astrope Lane. Indeed they are deciduous trees - a valuable part
of a precious wildlife corridor, which lie dormant in Winter. 'Dormant'
does not mean 'dead'. Roots continue to grow, imbibing water and
linking mycorrhizal networks, even when a plant is dormant. (If it
weren't the case, then the horticultural/arboricultural 'bare root season'
would be somewhat pointless).

The Black Poplars on Astrope Lane that have lost the most limbs, and
indeed have cracked at the base, fallen, and cut off the mains
electrical power to Astrope Lane residents, are those on the land
belonging to irresponsible owners, who have not kept them regularly
pollarded. The poplars on the section of The Braid which have been
maintained by responsible landowners, stand as a shining example of
what must be done to keep them healthy. | attached a photo of a
Black Poplar acting as an invaluable, living mechanism for water
dispersal.

I wish to remind all that an entire hedgerow was removed - outside the
boundary - when Loxley Stables was built. We watched in horror when
the diggers came, very early one morning. That hedgerow was never
replaced. There is at least one aerial photo of the site, before
development, which clearly shows the former existence of that
hedgerow.

- "ldentifying whether a black poplar is a clone of a common
species..."

Whilst | fully understand the need for genetic diversity, clones or not -
they're part of the existing green corridor!

- "The orchard will comprise a range of apple and pear trees..."
Orchards need careful management. Who would be responsible?

3. Bus drop off location: Another hard standing. Astrope Lane cannot




possible support any more hard standing!

"This is included to help ease congestion along Station Road and
significantly reduce the risk of an issue that has been ongoing for the
school and indeed village."

In our view this is utterly impractical. We residents of Astrope Lane
already take our life in our hands whilst either joining the all-too-
frequently speeding traffic, or trying to return to our homes.

Whilst it may ease congestion along Station Road, it simply shunts the
problem to an already dangerous road.

We will still be watching very closely, in case the existing Black Poplar
tree 'accidentally’ catches fire too!

4. SO how exactly would this proposed development ease the national
housing crisis? There is no housing crisis amongst those who can
afford 3 and 4 bedroom houses in the South East of England. How
many persons on low-income, and/or first time buyers would this
development be of use to?

5. Light pollution:
Presumably these enormous edifices will be lit extravagantly, as
seems to be the fashion, further interrupting the circadian rhythms of

our community and the nocturnal hunting potential for our wildlife.

For these reasons, | have no confidence in this proposal and do not
support it

15 Astrope Lane

The risk if flooding remains as high as ever. The jeopardy for local
residents remains significantly high, flooding if homes and cars is
heartbreaking and financially ruinous. The plans to mitigate flooding
are theoretical and untested, and may not work or may nor even
materialise. There is a rise in Astrope Lane, how will water flow uphill?
The plans are dependent on prolonged cooperation from other
landowners over a period of time, which is impossible to guarantee.
The mitigations are substantial and need to be in place prior to
permission being granted, in fairness to those of us who live locally. A
hydrologist needs to report on the plans too. Although the planning
department may not find the environment of much significance,
Astrope Lane has a huge amount of character and charm and local
history, and is loved passionately. The hedgerows and black poplar
are ecologically precious. Barn owls roost in the black poplars. The
skyline at sunset is staggeringly beautiful. Any digging should not be
near the roots of these trees or hedgerows. Please save these
beautiful and precious local assets and ensure that they are all
protected if any work is done near to them. There is clearly a
tremendous risk of flooding in this area, it's surprising that the council
are still considering this application over such a prolonged time. The
nature of the application has changed significantly from when it
started, and is now proposing work in Astrope Lane and the Braid.
There should be local consultation on these plans as many people are
not aware of them, before permission is granted.
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| am disappointed to have to submit further objections to this very
problematic application. These proposals are causing significant
distress at the thought of the very real and significant flooding of
homes, and traffic implications. It is hard to overcome the evidence of
my own eyes and common sense to suspend belief that this
development can go ahead without causing flooding at the junction
and increasing the likelihood of cutting me off from road access when
it floods (as has happened previously), and also tipping the balance of
flooding for residents along Marston Court and the end of Astrope
Lane.

Due to these realistic fears and potential of damage to the homes of
local residents through flooding, | object very strongly to these plans. |
believe that there needs to be further, in person, consultation with
residents adjacent to the development, ie Loxley Stables, Marston
Court and Astrope Lane, who are the people who will be mostly
affected. The plans should not proceed without a severe weather flood
plan being in place for the whole village.

The odds are so high locally for the adjacent residents these plans
need to be given the fullest scrutiny by the council and referred for
discussion with electricity and water board and highways at a high
level, with consideration given to support residents whose houses
flood thereafter if approved, and a full emergency flood plan in place
for future times of flooding.

| do not consider that it is appropriate to involve the views of the
school into these plans, as it pits the interests of the potential damage
of properties of residents of Astrope Lane and Marston Court against
the perceived interests of the school, and is thus divisive and unfair.
The idea of the bus turning circle/ bus stop should be separate
applications. | note that the bus turning circle had been first mooted
linked to the development of Loxley Stables some years ago, which
did not materialise.

The planning applications for the building of houses and the inclusion
of a bus turning circle need to be kept separately to be fair to all
residents and the school parents. | object strongly to them being
considered together.

The entrance seems to impinge on the entrance to Marston Court, and
the plans seem to cut across or very near to their vehicular access.
The plans need to be clarified, and measures put in place to protect
the property and access of Marston Court, and further discussions
with the residents seems appropriate prior to approval being given. If
the turning circle goes ahead, the entrance must not be near to the
junction with Tring Road.

The plans to do not consider the current volume of traffic, it is based
on out of date statistics. The entrance needs to factor in the level of
parking on Astrope Lane at school drop off times which could prevent
the bus turning into the area, and cause chaos. The traffic between




8,30 and 9.00 is at its heaviest, and many people commute through,
needing to get to work. | also need to get to work at this time. The
road through Puttenham regularly floods, | do not possess a 4x4 and
need to be able to access via Queens Head junction. Even tonight, as
| write, (10/03/2024) there is a stream running along the road at the
junction, which | have to drive through. | work late some evenings, as
a key worker, and there are insufficient flood warning signs. | have
recently had to have the panel underneath my car secured at Kwik Fit
having had to drive through the stream on the road in Puttenham
when driving home at night. There were no flood signs. The traffic
therefore needs to be measured again during these busy morning
commute times, and not at any other time. Having a bus attempting to
manoeuvre at this busy time will cause great annoyance and
inconvenience to all road users. There is ho pavement there, and it is
a bottleneck, despite this, parents use it as a parking spot to take their
children to school. It is already a hazard, which would only be made
worse.

It was noted by the school when the bus stop on Astrope Lane was
proposed previously that the bus only takes a few minutes to embark/
disembark the children. In this case, it has to be considered that the
congestion currently outside the school is caused mainly by parents
parking.

This will continue outside the school. There is the potential for further
problems spreading to Astrope Lane and not alleviating the problem
outside the school. This needs to be considered by the school,
highways, parents and the council separately to this application. This
development could leave space for the potential bus stop inside the
development and set aside funding if the application for housing is
granted.

A temporary trial of using Astrope Lane as a drop off at Loxley Stables
entrance and using the current footpath might help the school gauge
how effective this proposal is and iron through any issues such as
chaperoning the children, insurance, impact on local traffic. If the
turning circle goes ahead, will the safety of pedestrians on the
footpath be safe from reversing busses and traffic, and will the public
be able to use the 'nature trail' or not?

| object to this application as a resident of Astrope Lane, who has lived
here for almost 30 years, and someone who needs to get to work
daily. The decision needs to prioritise the views of people who live
locally and will be directly affected by the blight if it goes ahead, above
those of people who do not live adjacent to the development. People
living outside of the area will not be affected in the same way.

I have a very significant concern about the effect of flooding at the
Astrope Lane junction/ Marston Court. This should not be minimised
or seen through rose tinted glasses with theoretical solutions. Swales
should not be used in such a boggy location unless they are fully
guaranteed and tested in this location beforehand through flood
conditions (not just heavy rain). There is an electricity station across
the road, where water already gathers. The plans look as if water will
be directed towards this.




The houses of Marston Court have avoided flooding by a millimetre.
Flooding is literally a living nightmare, and the fear of flooding also
causes immeasurable distress. Many of us have seen this with our
own eyes in local houses. This is a high risk flood area. It would be
completely unethical to go ahead with this development at this
location, where the threat of flooding is genuine and real, without
significant flood mitigation in place at this point and in the wider
village. Many of the residents around this development are elderly,
unwell and single elderly women, who are least able to cope with the
flooding and the most vulnerable in the community.

For this reason | believe it is necessary for the council to have further
in person, face to face consultation with these particular residents in
Marston Court and Astrope Lane. The planning department need to
consider future predictions for global warming and weather patterns
and not rely on luck and goodwill of other residents to keep the ditches
clear. The local ditches and culverts get filled in and blocked, the
village has suffered significant flooding periodically within living
memory. This is unpredictable and erratic. Not having had a flood for
the past few months does not give any reassurance that this won't
happen again in future.

A comprehensive long term flooding plan for the village needs to be in
place before this application should be considered. Building on this
spot where there is nowhere for surface water to go to, other than the
already overwhelmed Astrope Lane, would be taking a very reckless
gamble with other people's houses and also cut off Astrope Lane in
my opinion. In previous years the junction at the Queens Head has
been impassable due to floods, and it would be reckless and
inconsiderate to knowingly add to this problem.

I am also extremely concerned about the impact of this development
on the beautiful natural community assets involved. The previous
adjacent related development of Loxley Stables promised to nestle
into the environment, but in reality, it destroyed the hedgerows all
round. | used to walk along the footpath with my children to school, it
was absolutely beautiful, full of wildlife, birds and blackberries. No new
nature path will recover this damage. This development was signed off
and approved by the planning department, these hedgerows were not
replaced. This includes a blackberry hedge within the new
development. One of the black poplars along Astrope Lane caught fire
a couple of years ago within this new development. The current plans
involve further removal of a part of the hedgerow for access. The
hedgerow along Astrope Lane is alive with birdsong, and every effort
needs to be made to keep this hedgerow alive and well and intact
without breaks in it. There is a footpath to the village along the school
boundary and also there is no pavement on Astrope Lane, so there is
no need for any parts of the hedgerow to be cut for the sake of the
new residents. The hedgerow is currently very overgrown and
neglected. The black poplars are a part of the black poplar trail and
need to be retained and maintained, even added to, if there is a
commitment to nature. The barn owls hunt in the planned site. The
newts need the grass around the pond.




Although this seems to have very little, if any value to the planning
department in making its decision, it does cause distress to local
residents when these are damaged. It is a much loved local
community asset. The adjacent Braid is very well used by walkers, so
keeping the area pleasant, rural and natural is important to many
residents. The footpath within this development has been fenced in
with wire, turning a pleasant village walk into a less pleasant
experience. Preserving nature does not preclude building more
houses, but we would all be so much happier if they really did nestle
into the local environment not dominate and destroy it, and if the
planning department considered nature and natural assets more
seriously.

The development is next to a conservation area, and needs to stay in
tune with the rural character. | would ask that the Planning department
take significant interest in this and protect the natural environment
within this development with vigour and diligence to maintaining the
natural nature of the hedgerow to full health, keeping local species
and a variety of wildflowers of all kinds, in keeping with other hedges
nearby.

19 Astrope Lane

We would like to renew/re-affirm our strong objections to the recent
revised application.

The re-submission of this application seems to have made little
alteration to the house plans and seem instead to concentrate on the
re-inclusion of a school drop off point.

The re-inclusion of the siting of a bus drop-off point for the school
should not be considered as part of this development but as a
separate issue. We agree with others that this is divisive, being used
to enhance the desirability of this development to gain support.

Due to the serious concerns over flooding the style of the house
designs have been over shadowed. They do not fit in with any
properties in the village with the exception of the previous Loxley
Stable development, they don't really take much notice of traditional
features and although Long Marston and Astrope does have a mix of
old and newer, more recent developments such as Ravens Court and
Wheelers Yard seem to assimilate themselves in to the village better;
with this site close to conservation areas and open fields a more
traditional, rural design would be more appropriate with the use of
local materials where possible.

The style and volume of Loxley Stables does not fit into the
landscape, it stands out and dominates the vernacular and our
concern is this would do the same.

The Astrope Lane ditches are currently full to capacity; having been
noted by others, water is currently being discharged on to the road by
the Marston Court entrance and the chapel having been doing so for
some considerable weeks, the proposal to discharge further water
from this development into the (unmanaged and dammed) ditches is
only going to threaten infrastructure and properties further.




There are a number of issues that make the sighting of a bus drop off
point on this development unsafe.

Local residents have no other option but to park outside their homes
close to the cross roads of Astrope Lane and Station Road, this
means, traffic, including the proposed bus would have to take the
turning into Astrope Lane on the wrong side of the road meeting
oncoming traffic, exacerbated by increased parental parking down
Astrope Lane, traffic is queued back to the chapel by the application
site on a daily basis. Parents of Long Marston School children have
taken to parking on the road and verge, beyond the Chapel in Astrope
Lane, which further adds to congestion, causing damage to the verges
and drainage channels taking water from the roads to the ditches and
leaving pedestrians more vulnerable. This will make turning across the
carriageway, in to the proposed turning circle very difficult and create
further congestion for road users at a very busy time of day.

There are no footpaths down Astrope Lane pedestrians are required
to walk in the road which is very hazardous due to volumes of traffic
and its speed. We have lived in Astrope Lane for 18 years and we
have seen very negative changes to the usage, flooding and condition
of Astrope Lane in this time. Additional housing and traffic is going to
be detrimental, exacerbating this situation as we have seen with more
and more applications on this road being approved.

We would agree with other contributors that the current arrangement,
although not problem free is preferable to this proposal, that this
proposal would be moving the problem rather than resolving it.

The crossroads is probably the worst congested part of the village and
adding the school bus into the mix is counterproductive. If a solution to
the school bus is required alternative plans should be sought aside of
this site.

We also note that it is proposed to have an additional access from the
development to the school playground. This may encourage additional
parents to park in Astrope Lane rather than use the main gate.
Policing two gates will take additional school resources and we would
consider an additional school gate to be a matter for the school to
seek planning permission.

The sighting of the school drop off point here will certainly mean the
removal of trees and hedgerow to facilitate the bus driver having
sufficient line of site to pull out of this area, This would have two
effects, firstly the loss of habitat which provides food and protection to
birds and wildlife, and we would highlight comments made by others
regarding the hedgerow removed and not replaced by the previous
Loxley Stables development. Secondly, it would reduce the screening
of the development, creating a larger impact on the street scene and
for those residents living close by.

The Land owners to date have not taken their legal responsibility to
maintain the ditch or hedgerow, saplings are growing in the ditch
adjacent to this site and the hedgerow has grown up to the edge of the
road in places, impeding visibility for cars and pedestrians. The




developers paint a great picture of the environmental credentials of
this development but they should be judged on their actions up to
now, rather than of what might (or might not be) in the future. There
has been no community mindedness in their approach so far, no
attempt to play their part in minimising flood risk to immediate
neighbouring homes.

Part of their application suggests installing significant log walls, these
will take considerable upkeep to maintain their safety as the logs
shrink over time due to moisture loss and have a tendency to collapse
unless regularly chocked up. Such ideas may be aesthetically
pleasing to promote an application, in reality who is going to maintain
these along with orchard?

The Chapel House,
Astrope Lane

The bus turning access is at a very dangerous point in the road. It is
adjacent to them vehicle access behind Marston Court, the road is
narrower here than further down Astrope Lane, cars regularly park on
the verge opposite and it is on a blind bend.

| believe it will only transfer the school traffic problem from Station
Road to Astrope Lane

March 2024

Having reviewed the amended plans and noted that the bus turning
point is now sited off road, | still object to its positioning.

1. An assumption has been made that the bus will be able to turn into
and out of the space WITHOUT being impeded by any other vehicles
on Astrope Lane. In reality, vehicles park from the crossroads as far
the road sign at school drop off/pick up times (as you can tell from the
muddied area on the verge), not to mention moving vehicles coming
into and out of Astrope Lane, which are on the wrong side of the road.

2. | disagree that the driver will have adequate visibility when turning
out of the turning area, given that they will be driving into oncoming
traffic. The exit also appears to encroach on the Marston Court exit,
which will be hazardous for those residents. The 'swept path' mapping
indicates that vehicle access for residents at 1-3 and the Chapel
House, Astrope Lane will also be hazardous.

3. It appears that the bus will reverse into the southern end of the
'nature trail'/footpath - surely this is a bad idea? Not to mention an
assumption that school staff will always be available to manage the
children alighting the bus.

4. The crossroads is hazardous for anyone turning right out of Astrope
Lane, or right out of Cheddington Lane, due to lack of visibility. At
peak traffic times, especially with HGVs and skip lorries turning
into/out of Cheddington Lane, the junction can get gridlocked. The
additional hazard of a bus turning out of Astrope Lane is a recipe for
disaster.

5. It is also stated that the two mature black poplars will be much
reduced in size, to which | also object, as they will provide some




screening from the development for the houses opposite. | am also
cynical as to how long it would be before the 'management company'
decide to remove them altogether.

6. Flooding still does not appear to have been addressed. Given that,
for the last few weeks, there has been a stream running along the
Astrope Lane carriageway outside the Chapel and number 3, because
the ditch is overflowing, this is a major concern. And access to the bus
turning area and housing will still necessitate blocking part of the ditch
in two places, on that side.

7. Hazard to pedestrians: there is no footpath in Astrope Lane, and
cars park on the verges. Where are pedestrians supposed to go to
avoid the bus? The only people the new footpath will benefit are those
using the school bus. There is still no amenity made for Astrope
residents trying to access the school. There is no crossing point for
those parking cars in Astrope Lane to access the new footpath to the
school.

SUGGESTION:

Relocate the footpath, bus turning point and site access to utilise the
long driveway leading to Loxley Stables. The benefits of this would be:

1. Keeping the bus away from the Marston Court entrance and the
crossroads.

2. Work is already planned for the drive: the "Addendum - Updated
School Access Strategy" document indicates potential enlargement of
the existing turning area for Loxley Stables, enhancing the hedgerows
and moving the existing fence on the garden side of the proposed
development. The bus could use this turning point.

3. Astrope Lane is wider at this point than closer to the crossroads,
vehicles are not parked as far down as the Loxley Stables access, and
there is a better line of sight for vehicles leaving the drive.

4. There is already a footpath - which, again, the plans indicate is
going to be enhanced - so there would be no need to excavate
another.

5. Access for pedestrians from Astrope would be safer away from the
crossroads and parked vehicles.

6. Reconfiguration of the housing could also allow access via the
Loxley Stables drive, for example, if houses 1 and 2 followed the
same line as houses 6 to 9, access could be provided alongside
house 3.

7. Existing hedgerows would be retained by not having to grub out two
access points (for the bus and the residents' access)

Original Comments

| would like to show my support for this development.




Looking at all documentation, | believe the developers have put real
thought into flooding, wildlife, and types of housing needed within the
village.

| would expect all flooding solutions to be scrunized by Dacorum to
ensure the safety of surrounding houses and village.

6 Howard Avenue,
Aylesbury

Having reviewed the amended plans for application 23/01998/FUL my
original objection dated 23/08/2023 remains. Attached below:

The amended plans do nothing to relieve my initial concerns and
instead add to them.

1) The traffic on station road will not be "significantly reduced" as
suggested. As a daily commuter to the village & previous resident of
Marston Court, the notion of a bus having to navigate Astrope Lane &
exit the proposed layby will only add to the congestion of the
crossroads, it will impede traffic entering Astrope Lane, a junction that
is already dangerous to enter due to existing cars parked on the cross
Roads - further backing up traffic on Station Road.

2) The Road safety audit used as supporting documentation provides
irrelevant information, Page 17 reference 1.5 "The Audit Team
undertook a site visit on 19th January 2024 during the late morning
between 11:30 and 12:15." Any information collected during this time
period is of irrelevance when considering Astrope Lane to be a safe
location for a school bus. Such survey should have been undertaken
between the hours of school drop off & pick up to hold any merit.

3) Page 17 reference 3.4 "the existing verge drainage ditches to both
carriageway appeared not to be draining." Flooding has been and
continues to be a significant problem for the residents of Long Marston
as previously noted in my original objection. This statement in the
developers own "supporting" documentation shows that the current
drainage is already not working, how would building an additional 9
houses and removing the natural soak away of this field not further
increase the strain on the village and increase the flood risk.

4) Page 23 shows 2.4m x 43m visibility splay - yet this line runs
straight through an existing hedgerow.

Copy of original objection - concerns remain.
Flooding:

Long Marston is noted as a high-risk flood area, a fact which is
supported by the documentation submitted with this planning
application, see images on page 13 of Doc Ref P200 of the design
and access statement which clearly show that whilst the proposed site
is not in a flood risk area, the surrounding areas of Long Marston are.
Having grown up in Long Marston and having lived at Marston Court
for 10+ years whilst continuing to work in the village | have
experienced first-hand the significant impacts flooding has on the
residents of Long Marston. At times of heavy rainfall, residents of




Marston Court have experienced water of knee height in the car park
rendering the lucky ones of us house bound unable to move our
vehicles, whilst those not so lucky experienced such damage to their
vehicles they were written off by insurance companies, Garages
flooded & water lapped up at the back doors. This is not isolated to
Marston Court with numerous homes in the village experiencing the
same negative effects. Building on an existing natural soak away, can
surely only add to the existing flooding risk Long Marston already
faces, adding extra anxiety to residents.

This concern does not stop with just surface flooding, with the current
drainage unable to support the existing homes of the village during
times of heavy rain. During such times residents of Long Marston
have had to work together asking neighbours to avoid flushing toilets,
showering or completing loads of washing (all essential daily tasks for
families). Can the developers be 100% confident that building on this
soak away wont further add to these stresses faced by residents?
Document P200 states "There is also a large, central communal
garden area with additional SuDS features including a detention basin
and swale" for such measures such as the basin and Swale to be
effective they must be maintained. How will this maintenance be
ensured by the developers?

Highway Safety:

The relocation of the school bus stop from Station Road to Astrope
Lane is an impractical, dangerously flawed aspect of the application.
Having driven down Astrope Lane daily for several years, | now avoid
this road where | can. Astrope Lane is a rat run; with cars far
exceeding the 30mph limits, whilst manoeuvring the tight bends,
parked cars and avoiding the increasing number of potholes and
destroyed verge. The application shows the bus stop on a blind bend,
on an already dangerous road. Adding a bus lay by in such a location
poses a risk to all road users, as it will massively hinder the visibility of
those road users' pedestrians & drivers included, especially when the
existing parked cars are also taken into consideration.

For the children to exit the bus safely from the left and straight onto
the proposed new pathway the bus will have two options,

1) to enter the village from the direction of Puttenham; a tight drive for
cars let alone busses or

2) to turn left at the cross roads when entering from Wilstone, which
will result in the bus having to take a wide turn onto the wrong side of
the road, due to the number of parked cars close to the junction of the
cross roads, before proceeding down Astrope Lane and finding a
'safe’ place to turn (places which | feel do not exist with such sharp
bends).

Documents have been uploaded from the school showing their
support of this relocation, but has a full risk assessment been
conducted? And has the bus company themselves been consulted
and offered the opportunity to complete their own risk assessment? As
they are the ones who will have to adapt their current routes. As part
of this relocation a new path is shown connecting this proposed layby
to the school, an area which will need constant maintenance to ensure




the safety of the children, who will be responsible for this upkeep? Will
the school have to add this to their budgets? Will the developers be
appointing a managing agent to care for this path and all communal
areas of this proposed development? Or will it fall to the residents of
the new houses? It has been suggested that this relocation will help
ease congestion through the village, as a daily commuter to the village
I am certain that this is not the case, it simply relocates the congestion
to a more dangerous part of the village. | believe that it is also likely to
add to such congestion whilst the bus must manoeuvre the tight
crossroads, rather than proceeding straight on causing congestion on
Station Road, Tring Road, Astrope Lane and Cheddington Lane.

Overdevelopment:

The design and access Statement section 5.6 states "The Housing
Needs Survey identified a demand for market starter homes in the
village as well as units that would accommodate more elderly people
wishing to downsize." The construction of 3x 3 bed houses and 6x4
bed houses does not meet this need of starter homes. Having grown
up in Long Marston, my partner and | had to move away from the
village due to the lack of affordable housing, | am doubtful that the 3 &
4 bed houses proposed will be feasible "starter homes" for the vast
majority of first-time buyers looking to stay in the village, nor would a 4
bed be considered "downsizing" for the majority. "We believe that the
results of the Housing Needs Survey and our own consultations show
a demand from local people for a mix of unit sizes" "The proposals
consist of: - 9 units with a mix of 3 and 4-bed dwellings to
accommodate the identified different user groups" a quick search on
any house buying site will clearly show that there is no shortage of
homes of this size, is their truly such a demand with such a vast
number of homes of this size on the market within a close radius?
Including those that have already just been built within the village. The
existing infrastructure cannot adequately support the existing homes
of the village, as highlighted with the flooding issues noted above.
Without the infrastructure being invested in fully prior to any
developments it would be reckless to proceed with.

Loxley Farm , Chapel
Lane

| write to object in response to the Flood Risk Addendum, Ditch
Survey and Remediation Strategy, which only intensifies my previous
concerns. The risk to flooding being paramount in Long Marston. The
Ditch Survey and Remediation strategy is insufficient.

| strongly oppose the report's proposal to make use of the ditch
running along the Braid to remove water from the development site.
This route would direct water to a number of low-lying properties
already exposed to flooding. The level of increased risk to these
properties is not addressed in the report and cannot be ignored.

Surely, as a flood prevention strategy we need to be prioritising taking
water away from the vulnerable existing properties rather than
channelling more water towards them. | would urge you to refer to the
records that specifically relate to the area previously flooded and the
cost of public and private money previously spent dealing with flood
water in the village. The survey and report shows the Tring Bourne
and the Gudgeon stream joining which they don't; it shows ditches




where there are none, uses incorrect names and assumes an
impossible direction of flow of water, with the greatest concern of all
being that it will send water towards the low-lying end of Chapel Lane.

The ditches in Astrope Lane were designed to remove water from the
road. There have been huge sums of public and private money
already spent to dredge the ditches, pump water and protect the
existing properties in the village.

If the development is approved, it would be my hope that a condition
would be made on the developer to complete the ditch and drainage
works prior to any works starting and a sum of money given to Long
Marston Flood Working Party, to wholly fund annual work to maintain
the ditches over the long term, to the standard that they propose in
their Addendum report.

As we stand, | object to the proposal and the flawed flood mitigation
plan. It will simply add more water to the ditches of Long Marston
which will only exacerbate the potential of further flooding,

3 Loxley Stables

Additional Comment:

With the Lidar information added to planning application
23/01998/FUL | believe it gives the opportunity to make further
comments.

The ditch which runs along the north of Astrope Lane and adjacent to
the site is marked as approximately 85.5 metres above sea level for its
length. It should be noted that while ideally this may be the case the
ditch is almost completely overgrown with established trees and
shrubs. These were very roughly cut back by HCC in October but the
ditch remains blocked.

Moving south west towards Astrope the Lidar information is not given
for the ditch but the banks are the same Lidar values. However if you
move north east towards Marston Court the Lidar values go down to
85.6. This is where historically the water from Astrope Lane flows as
shown on many photographs already submitted. It cannot be changed
unless the ditches are all dug out AND maintained to a Lidar value of
85.6 or lower. The ditch along the north side of Astrope Lane is
blocked at numerous points on its way to Gudgeon stream by mature
black poplars and in places the ditch appears no longer to exist.

The ditch which runs north west of the site and adjacent to the drive of
Loxley Stables is shown to have a Lidar value 86.1 then 86.7 then
85.73. As it reaches Loxley Stables what this Lidar map does not
show is that the Lidar values rise as you move north westwards
towards the Tring Bourne. It is misleading to leave out the Lidar values
along the fence line of 1 Loxley Stables where the Lidar values are
higher. In fact the owner of 1 Loxley Stables, one of the developers,
laid pebbles in the ditch in August 2024 to make it look like a ditch but
by doing so has raised the height.

Water never runs north westwards in this location. It pools at the
gateway in front of 3 Loxley Stables as shown in previous




photographs relating to this application because water does not run
uphill.

In conclusion the water from the proposed development without
considerable deepening of the ditches and ongoing maintenance
would flow as it does now towards Marston Court and the crossroads.

Indeed there once was a ditch along Station Road before Marston
Court was built ...and the village water pump was located on that spot!

Talking of the history of the site it is obvious when you study the
buildings of Long Marston that our ancestors had the intelligence to
build on the higher ground. The cottages in Astrope Lane were not
built closer to the crossroads because the land was low and further
along the lane the land is higher.

Planners in 2015 insisted that the whole site of Loxley Stables should
be built up by 0.7m ... they too knew that this area was liable to
flooding. However, in raising the whole area of Loxley stables it has
safeguarded those houses from flooding while leaving the older
properties more vulnerable. Allowing this development would do the
same.

October 2024

1. On 8th March 2024 Hertfordshire County Council in its capacity as
the Local Lead Flood Authority (LLFA) recommended that this
application be refused upon the basis the land drainage proposals
were unsatisfactory. The use of the roadside ditches in Astrope lane
was deemed to be inadequate without major engineering works
requiring the cooperation of third-party owners.

2. The applicants have been allowed considerable time to come up
with alternative proposals which were not lodged until 18th September
2024. Those proposals are contained in a document headed "Flood
Risk Mitigation Addendum"”. The document is silent as to the expertise
(if any) of its author. Bearing in mind the land drainage issues
affecting this proposed development site it is essential that any
response to the concerns of the LLFA are addressed by a suitably
qualified land drainage engineer.

3. In an email to the Clerk to Tring Rural Parish Council in connection
with this application dated 1st March 2024 the planning officer stated
this:

"It is disappointing that the Parish Council do not consider that advice
of the LLFA can be relied upon. It has taken some persuasion for
them to provide comments upon a number of smaller developments in
the Parish given that they are only a statutory planning consultee on
major development proposals and such comments, in my opinion,
ultimately undermine our ability to adequately assess the implications
of more modest development upon flood risk in the area. The LLFA
perform this service for free and in addition to their daily
responsibilities and fill a gap above our expertise."




4. 1t is clear therefore that the planning department of Dacorum
Borough Council lacks the expertise to express any views upon the
drainage proposals put forward by these applicants and rely entirely
upon the goodwill of the LLFA to provide advice.

5. In an email to these applicants dated 7th August 2024 the Senior
Flood Risk Officer at the LLFA stated this:

"l would note that a) the LLFA has never been able to attend site visits
for every single planning application, even when we had more than
just one officer and b) it is worth noting that as these applications are
non-major , DBC is under no obligation to consult the LLFA and we
are under no obligation to respond.”

6. Although | await sight of the LLFA's comments, the conclusion to
draw from the above is that the very real land drainage concerns in
this area are proposed to be addressed by a flimsy document
produced by the applicants not backed up by any professional
expertise, which in turn is being considered by a planning department
also without the necessary expertise and relying upon the goodwill of
an under-resourced LLFA to provide comments.

7. The drainage proposals put forward by these applicants are
fundamentally flawed. The ditch along Astrope Lane does not flow
towards Gudgeon's Stream (also called Ashen Brook), not just
because of lack of maintenance but more importantly because of the
levels. The secondary outflow proposal across the Braid towards the
Tring Bourne is equally flawed. Publicly available topographical
information indicates that the levels beyond Loxley Stables are higher
than the area immediately outside 3 Loxley Stables, which is the
cause of historic pooling of water outside my property of which the
planning department and LLFA have photographs. Again, as with the
ditches on Astrope Lane, water will never flow as suggested by the
applicants. Indeed correspondence which | have received from the
owner of the Braid confirms that there is no ditch which is connected
between the development site and the Tring Bourne, which is not
unsurprising in view of the levels.

8. Apart from the merits or otherwise of these drainage proposals
there remains the question whether in planning law it would be lawful
to impose the conditions as proposed by these applicants. It is
established law that conditions should only be imposed which can be
said to fairly and reasonably relate to the permitted development (see
Menston Action Group v. City of Bradford 2016 EWCA Civ 796).
These proposals go well beyond that so that any concerns about land
drainage cannot lawfully be dealt with by conditions and to seek to
impose them would be ultravires.

9. In summary:
a) The applicants have failed to provide a report from a suitably
qualified land drainage engineer to back up the proposals in the

"Flood Risk Mitigation Addendum"

b) The Dacorum planning department lack the expertise to scrutinise




the proposals, and the LLFA is not funded to do so thus any advice
has the limitations resulting from its lack of resources.

¢) The land drainage proposals would appear to be fundamentally
flawed

d) In any event it would be unlawful to impose the sort of conditions
proposed by these applicants.

10. | can appreciate that this proposed development site might seem
attractive to planning officers as a potential for development. However,
even if the LLFA satisfies the planning authority of the adequacy of the
land drainage proposals (and my principal submission remains that
this should not be the case) then those proposals cannot lawfully be
implemented by way of planning conditions. The correct (and lawful)
approach should be to provide the applicants with advice (akin to pre-
application advice) as to what would be acceptable land drainage
proposals and for those works to be carried out before permission is
granted.

| would urge planning officers to obtain legal advice before proposing
the conditions suggested in this application and for the members of
the Development Management Committee to see that advice.

October 2014

| can't believe that | am writing these comments some 14 months after
the original application was submitted. It really does feel as though the
planning officer is doing everything in his power to allow these houses
to be built. Time and time again the developers have been
encouraged to submit further plans to overcome the objections to the
school coach drop off lay-by/reversing place and the drainage issues.

The most recent plans relate to the drainage of the site. | am
staggered by the poor and inaccurate map that has been submitted by
the developers and appears on the DBC website. The rivers are
incorrectly labelled. The Gudgeon Stream which is a relatively large
waterway is labelled the Tring Bourne. The Tring Bourne, which is not
labelled, runs beside Chapel Lane and has been the cause of
considerable problems over the years because it has flooded
properties in Chapel Lane on many occasions. It should be noted that
the map on the Ditch Survey and Remediation Strategy shows the
Gudgeon Stream and Tring Bourne joining which they do not. They
both flow independently into the River Thame. The map also shows
ditches where there are none and ditches that join up where they do
not. It should also be noted that the Gudgeon Stream is used by the
Canal and River Trust when the reservoirs are too full as an overflow.
This happened on several occasions last winter which caused
massive flooding of both Watery Lane and Astrope Lane. The village
has been assured by the Canal and River Trust that in future they will
give us a warning when this will happen! Some consolation | suppose!

This brings to me to the difference between ditches and streams.
Ditches drain the highways and land ... they do not necessarily flow
but obviously do if they are full and the land levels allow. The ditches




in Astrope Lane do not flow. | have numerous photographs of them full
to capacity and indeed overflowing across the road and into fields.
They do not flow either towards Gudgeon Stream or Tring Bourne. On
the Ditch Survey and Remediation Strategy P200 SK4 states that the
water would flow in a 'shallow ditch along boundary of field 1'. The
developers do not have the landowner's consent to do this and |
believe permission should be seen in writing before any planning is
granted. The landowner believes that the old ditch would be
'reinstated’. They also state that the 'ditch to cross fence and
reconnect with existing gravel lined ditch'. This gravel lined ditch was
created by the developer by laying landscape fabric on the ground and
then pebbles on top in July 2024 just before this drainage strategy
was lodged with Dacorum Borough Council Planning. It makes a
mockery of the situation. The 'ditch' here is now higher than it was,
water has never flowed in that direction and it doesn't join with the
Tring Bourne. The developers are jumping through hoops and the
planning officer would appear to encourage it!

The black poplar tree is the most endangered native timber tree in
Britain and it is very thirsty which is why there are many in the ditches
of Long Marston. Despite this the developers intend to clear these
ditches where the roots of these trees penetrate the ditch sides and
base so putting these very mature pollarded trees at risk. The
developers themselves question when the work will be done by the
highway authority at location 03 so surely this work should have to be
completed before more run off is sent in that direction. Their proposals
to dig out a new ditch in the furrow of the ridge and furrow field in field
3 of the Braid would again need the consent of the landowner which |
believe once again they have not acquired. What is required is not just
an informal exchange of emails but rather a binding agreement
granting the necessary easements.

Which brings me to my final point on drainage. Even if all of these
proposals were executed successfully the ditches would have to be
deeply excavated to achieve any flow and MAINTAINED! Who will
maintain them in the future? The PC wrote to all the local landowners
last winter when Long Marston suffered flooded roads and footpaths
but there is little evidence that this has been carried out. Water does
not run up hill generally and looking at the local LIDAR and
topographical map in more than one place this would expected.

Not only that but probably most important of all is the proposal that
more water would flow into the Tring Bourne where only 3 years ago
local residents joined together with some local authority help to dredge
the river to prevent their homes being flooded again. This dredging,
we are told, will have to done on a regular basis so water needs to be
diverted away from the Tring Bourne not towards it!

The topographical map clearly shows that water from the Astrope lane
ditch adjacent to the proposed development runs towards the village,
the crossroads and Marston Court. | must also point out that it was the
builder and developer (the same developers who are making this
application) who filled in the ditch (referenced Conditions Area 4
points 2 and 3) evidenced by the fact that the fence posts are not
covered at the base.




All the 3 houses in Loxley Stables were built on the edge of the plot to
maximise the size of the gardens and communal area at the expense
of losing the ditch and possibly a hedge too. In order to get planning
permission DBC planning authority specified that the houses had to be
raised 0.7 of a metre to prevent the houses flooding. Of course this
does mean that the original houses in the area remain in danger of
flooding.

| appreciate there have been no changes to the planned reversing
area for the school bus but what has changed in 14 months since this
planning permission was first lodged is the amount of traffic in the
village and particularly the number of cars that drop off and pick up
children from the school. The addition of a pre-school in September
2023 and a continued restriction by the head when children can be
dropped off (I believe it to be a 7 minute window) means that parents
now park in Astrope Lane from the crossroads as far as Loxley
Stables and indeed along Station Road waiting for the 7 minute slot.
This means that the potential for an accident has increased hugely
with cars parked the pedestrians have to walk on roads with no
footpath. | have written to our councillors and HCC regarding this
problem. Quite frankly the problem is not the school bus but the
number of cars that all converge on the village morning and afternoon.
These same developers promised a turning circle for traffic dropping
off at the school when they applied for planning permission for the 3
houses, Loxley Stables in 2015 and quite possibly received
permission because of that promise. A turning circle on the site of the
proposed development would be the answer to many of traffic
problems that we face in Long Marston.

Finally, | despair that Dacorum Borough Council planning department
even consider further development of vulnerable sites in the Long
Marston area. Little Copse in Astrope Lane has caused huge
problems with the local drainage and today as | write in September the
footpath along the side of Little Copse is again flooded and
impassable except with Wellington boots despite efforts to build it
higher! The 5 houses remain unsold. The ditches around the site are
full and the water is following across the road notwithstanding efforts
to divert it towards the Gudgeon Stream. Water flows downhill!
Climate change is real. We certainly have more heavy rain and it
would appear more rain in the whole country. Surely now is not the
time to take the risk of building houses in low lying and flood prone
areas.

March 2024

I confirm my objections already submitted. | wish to particularly point
out how crucial the future maintenance is of the turning area for the
coach, the Swales and Suds and the communal area and paths.
Whilst | appreciate this may well be devolved to a management
company there seems to me there is no way of enforcing such
maintenance in the future.

| also question the practicality of walking approximately 30 children
just under 100 metres to and from the school bus in all weathers. They




would have to be supported by a group of school staff and a secure
entrance into the school would have to be provided. As far as | can
see there has been no consent obtained from either the Education
Authority or from the Diocese of St Albans which owns the land.

It would also encourage others to park in Astrope Lane which is
already a nightmare at any time of day as there is continued
misunderstandings of whose right of way it is at the staggered
crossroads and cars park along Astrope Lane, Tring Road and Station
Road, while Cheddington Lane is very narrow making visibility at the
junction extremely tricky. In fact | did understand that the design of
these crossroads was being looked at by HCC but nothing seems to
have happened!

| have to say if the local education authority wishes to make access to
the school easier and safer many of us in the village have observed
that there is space in the school grounds

December 2023

| have now obtained the pre-application advice from Hertfordshire
County Council referred to in the LLFA's submissions on this planning
application. It was given in response to the previous application. |
attach a copy as you had indicated that you had not seen this. This
confirms my concerns expressed in my submission that the discharge
of groundwater into the Astrope Lane ditch is unacceptable. The
advice states as follows:

"Connection into the ditch on Astrope Lane would only be permissible
if the applicant sought to undertake significant remedial and
maintenance works to the ditch along Astrope Lane; from the point of
discharge at the site, to where it connects to Wilstone Brook. The
applicant would also need to obtain all necessary permissions for any
crossing of third-party land, permissions are needed from the relevant
owner; this is also potentially the Highway Authority as the ditch runs
parallel to the road."

This is dealt with in paragraph 6.4 of the Flood Risk Assessment,
which indicates that option 2 (that recommended by the LLFA) is "not
viable", and instead option 1 is proposed which involves discharge into
the Astrope Lane ditch with no remedial measures ether alongside the
proposed site or downstream.

As | write this email the water level in that ditch is at road level and in
parts flooding onto Astrope Lane.

The HCC letter also highlights the flood risk to Marston Court, as well
as the lack of capacity for foul water at the pumping station.

It is crucial that you and the members of the Planning Committee are
aware of this pre-application advice as its contents are not clear from
the LLFA's submissions.

In the interests of transparency could | please ask you to upload these
further comments and also upload the attached letter to the




documents section?

September 2023

BACKGROUND

| purchased 3 Loxley Stables in August 2019 in the knowledge that it
was intended to seek planning permission to develop this site and my
initial stance was to support the application. My property is specified
on the planning portal as a "property associated" with the application. |
wish to make it clear that | have no connection with the application
apart from being the joint owner of a neighbouring property.

Since living in Long Marston | have appreciated the very real flooding
and drainage issues. Upon reflection, therefore, | oppose this
application upon the basis that the proposals for the drainage of both
surface water run-off and foul water sewerage are inadequate,
unrealistic and unsustainable, and in any event the site is wholly
unsuitable for development and any development would be contrary to
section 14 of The National Planning Policy Framework (NPPF)
published on 5" September 2023.

As is well known by the planning authority the village of Long Marston
has a fragile drainage infrastructure and is susceptible to flooding.

SURFACE WATER RUN-OFF

The proposal for surface water run-off is into the ditch alongside
Astrope Lane (option 1 in the flood risk report), as piping along the
ditch (option 2) is said to be "not viable" (which | assume means too
expensive and would require the consent of a number of landowners).
That ditch already overflows in periods of even moderate rainfall,
which is particularly treacherous in freezing conditions when black ice
is formed on the road. It is blocked downstream by tree roots and
undergrowth and has been poorly maintained by riparian landowners
for many years. The developers have no control over the maintenance
of the ditch to ensure a free flow of water, as is conceded by the
consultants in paragraph 7.5. The assessment by the consultants was
carried out in three exceptionally dry months, and even then the flood
risk is said to be as high as "moderate" (see paragraph 5.2.1 and
conclusion 4 in paragraph 10). The overflow from this ditch also backs
up over the field to the southwest of the site (known locally as the
Braid) which in periods of rainfall has reached as far as the properties
at Loxley Stables, yet further evidence of the inadequate flow of the
ditch along Astrope Lane. My driveway to Loxley Stables which is
alongside the development site becomes flooded in even moderate
rainfall. These problems already exist and the additional run off from
the necessary hardstanding for 9 properties (even with mitigation
measures) would be catastrophic. In any event the proposed
mitigation measures are wholly inadequate. The consultants
emphasise the importance of maintenance of the communal areas to
include the proposed swale and detention basins - see paragraph 8 of
the Flood Risk Assessment which states "the successful
implementation and operation of a SuDS system depends upon a
robust and clear maintenance strategy being implemented". This is




also emphasised in paragraph 169 of the NPPF 2023. Despite the
importance of this being highlighted in the report there is no detail of
how this will be achieved. Will the developers retain ownership and
take responsibility?

What happens if the company owning the land (Lox Farm Limited) is
liquidated after the completion of the development? If the communal
area is to be transferred to a management company how will
decisions be made or obligations to maintain enforced? The
experience from Loxley Stables (the previous development by the
same developers) is that there is no maintenance system or legal
responsibility for the retention basins or the maintenance of the
communal areas generally, reliance being placed upon the
cooperation of the three house owners with voluntary maintenance
contributions. The consultants have done no more than to state the
obvious that maintenance is essential, without any detail of how in
practice this will be achieved.

The cost if shared amongst homeowners could be prohibitively
expensive and would be an obvious source of conflict. | would have
expected to see in the application much more detail of how there will
be a "robust and clear maintenance strategy”, and how such a
strategy will be enforced and financed. | have no confidence that the
communal areas will be properly maintained.

This alone negates the proposed mitigation measures and renders
them unworkable. The consultants have done no more than to give lip
service to the requirements of paragraph 169 of the NPPF.

FOUL WATER SEWERAGE

This is also dealt with in the Flood Risk Assessment Report. The
proposal is to accept option 3 which is "connection to the existing foul
water manhole in the adjacent site (Loxley Stables)". A sweeping
statement is made at paragraph 9.1.3 that "the pipe has sufficient
capacity for the additional flows". Where is the evidence to support
this? This is another example of the superficial treatment by the
consultants on crucial issues. It is said that any new sewer would
comply with adoptable standards and Building Regulations Part H
(see paragraph 9.1.3), but the same is not said about the existing
private sewer at Loxley Stables so the assumption must be that it
does not comply. Indeed when that private sewer was constructed it
was only ever intended for the three properties at Loxley Stables
because the intention was that the adjoining site (now the subject of
this planning application) would be used to provide access to and
facilities for the neighbouring Long Marston Primary School and not
for further residential properties. This was said to be "a key part of the
site strategy" (see paragraphs 3.0 and 9.2 of the Design and Access
Statement for application reference 4/02678/15/FUL). It is well known
that the sewerage pumping station is inadequate for present usage,
especially when combined with surface water drainage and the
applicants have provided no information about its capacity and have
made no enquiries with Thames Water, reliance being placed on what
they were told by Thames Water some years ago for the purposes of
a previous application. | am a joint owner of the private sewer at
Loxley Stables as well as of the land over which it runs so my consent




would be required to grant any easement necessary for option 3. |
have not been consulted or approached for my consent, and it is most
unlikely that it will be forthcoming. Accordingly, the planning authority
must consider this application upon the basis that one of the other
options other than option 3 will have to be adopted for foul water
sewerage.

NPPF 2023
Hitherto my objections have been a critique of the drainage proposals
- both surface water run-off and foul water sewerage.

However, my fundamental objection is that this site is wholly
unsuitable for any development, regardless of any proposed mitigation
measures.

Paragraph 159 of NPPF 2023 provides "Inappropriate development in
areas at risk of flooding should be avoided by directing development
away from areas at highest risk (whether existing or future)."
Paragraph 162 goes on to state "Development should not be allocated
or permitted if there are reasonably available sites appropriate for the
proposed development in areas with a lower risk of flooding"

There are many other reasonably available sites even within the area
of Tring Rural Parish Council with a lower risk of flooding where
planning approval has either been granted or is being sought. These
include the 9 new properties adjoining All Saints Church, Long
Marston (reference 19/02880/FUL), the substantial development by
Rectory Homes in Wilstone (references 20/01754/MFA and
23/00414/MFA) and the proposals by H20 on behalf of the Canals and
Rivers Trust, still at the pre- application stage, as well as many others
in and around Tring. This being so the criteria in the NPPF for
exceptions to the policy in paragraph 162 quoted above do not arise
so this application should be refused without the need to even
consider the Flood Risk Assessment Report.

CONCLUSION

First and foremost the site is unsuitable and in clear contravention of
the NPPF 2023. Although the NPPF is supposed to inform local
development plans, in the absence of such plans the NPPF must be
considered directly. In any event the Flood Risk Assessment Report
deals with the drainage issues in a superficial manner and fails to
address the problems in accordance with the clear criteria set out on
section 14 of the NPPF 2023

Natterers Barn, Chapel
Lane

Long Marston has a history of flooding and this application to build 9
houses will not help the situation. The fire brigade were called out in
2012, 2019 and 2020 to pump water from the neighbourhood into the
field adjacent to my property Natterers Barn, Chapel Lane. The most
serious flooding was in 2020 when water almost reached the front
door on the courtyard side of the building and the garden was
seriously flooded due the swollen water levels in my ditch and
neighbouring pond.

The water run-off from this proposed development is due to come into




a ditch (which appears to be on my property Natterers Barn) to go into
the pond. | pay to keep this ditch clear of vegetation and the recent
heavy rain of 22nd September 2024 has caused the level of the water
on the pond to rise to a point where it flows into my ditch.

| object to this application

Starnash Barn, Chapel
Lane

As a homeowner on Chapel Lane that suffered significant flooding in
October 2020 due to the Tring Bourne overflowing, a Thames Water
pumping station that was overwhelmed and blocked (and non-
existent) road drains, that led to a large insurance claim and 16
months out of our property, we have extreme concerns over the
proposed scheme.

The flood mitigation plan appears to be to move the water created by
the surface water flood risk of the 9 new properties by pushing the
water down to meet the Tring Bourne at the bottom end of Chapel
Lane.

The Tring Bourne at this point and Chapel Lane in general, cannot
cope with the current water levels, as witnessed by the flooding of
Chapel Lane in October 2020 and January 2021 and countless times
prior, let alone that which will be caused by 9 additional properties.

There is no additional capacity to carry that water.

Further, the plan to route the run off from the 9 new houses, down the
field ditch and join up with the Tring Bourne at the Cow Lick/Pond at
the corner of Chapel Lane & the field known as 'The Braid' has the
potential to cause the existing route of the Tring Bourne through the
village and down Chapel Lane to back up and worsen existing
problems in those areas; it is already a point of restricted flow, but the
proposal is asking to essentially flow a 'quart into a pint pot'.

This will be compounded by the fact that there appears to be no
consideration given to the fact that the Canal & Rivers trust already
use the local water courses in the region of Astrope Lane & Watery
Lane as emergency relief to discharge excess water from their
network of reservoirs and which causes the surrounding area to flood.
This is in effect down stream of Chapel Lane and therefore further
restricts the 'escape route' of water from the proposed development.

As far as stated on the planning application, there is no legal or
enforceable ongoing maintenance requirements on either the
developer or the new property owners of either the ditch or the river
course to ensure that the route maintains sufficient capacity and is
clear. Significant sums of money were raised by both residents and
funding by Parish and County Council grants to clear the Tring
Bourne, but there is no statutory obligation on either body to do so in
the future.

Additionally, there are numerous factual errors in the flood mitigation
report accompanying the Planning Application, with the naming and
flow of the various watercourses and how they network or connect,
which must surely call into question the validity of the flood mitigation
plan. There is also no consideration to the topological levels to ensure




there is actually sufficient fall to ensure flow. Further, there does not
appear to be any mention of any report by any responsible body as to
whether there is capacity in the existing water courses. For instance,
the Tring Bourne is classified as a major river by The Environment
Agency and as stated above, the Canal and Rivers authority already
discharge into the local water assets, but despite this no official
guidance appears to come from any of these bodies or the Local Lead
Flood Authority.

In a similar vein, the Thames Water pumping station in Chapel Lane
has failed on numerous occasions due to the ingress of water from
both the Tring Bourne and road run off, at which point it becomes
overwhelmed, surcharges and then floods Chapel Lane and the
surrounding properties.

Of note is the fact that there are no road drains to deal with any
surface water in Chapel Lane. | further draw your attention to the fact
that the flooding in 2020 necessitated an extended presence by the
Fire Brigade and their High-Volume Pump (HVP); without which
numerous other properties would also have flooded. | believe there is
only one such asset in the local area and Long Marston being a rural
and low-density population is only allocated this asset if surrounding
towns are flood free; there is no future guarantee that in time of flood
this asset will be available. | believe this HVP pumps at a rate of 5,000
litres per minute and was used continually for several days, such was
the extent of the flooding; the water being discharged into the Braid
flood plain and the Tring Bourne; once again bringing into question the
ability of the local water courses to deal with any additional run off.

| believe that the Fire Brigade wrote to Herts County Council after the
2020 flooding because they felt the flooding issues in the village
required substantial infrastructure projects to address the issue and
they could make no guarantee of their ability to provide aid in future
floods. Adding further properties to an existing issue does not seem in
any way sensible.

It is also worth mentioning that field known as 'The Braid' in the
immediate vicinity of the proposed development is the flood plain for
the village; it absorbs both excess from the river network, road run off,
rain and is the place the Fire Brigade discharge flood water from
Chapel and Astrope Lanes.

Building this development on the land behind Loxley Stables/Marston
Court, will prevent run off from the village, potentially causing
additional flood risk for these properties and the school and force
water towards the village centre and away from the Braid Flood plain.

In summary, putting forward a proposal to increase water flow into the
Tring Bourne would put the homeowners in Chapel Lane and Marston
Court at further risk. This has already been acknowledged by
Dacorum Council, Herts County Council, The Environment Agency
and the Fire Brigade and this must beg the question of who will be
liable for any future flooding should this development be granted?

With other developments already completed or in progress in Long




Marston and Wilstone it is hard to see the demand or requirement for
more houses in the village. The development on Astrope Lane/corner
of Watery Lane has already had numerous flooding issues and no
satisfactory fix to prevent reoccurrence.

Long Marston has suffered a number of flood incidents in the last 15
years and the forecasted climate change is potentially going to lead to
a wetter climate, further increasing the risk of flooding. Adding further
discharge into the Tring Bourne is not a long-term solution and creates
a greater risk for homeowners who have already suffered flooding.

We wish to register our objections to this proposed scheme in the
strongest terms.

1 Marston Court

Further to my previous comments on this development 23/01998/FUL
herewith my response to the Flood Risk Addendum submitted to
Dacorum Council on 18.09.24 Although villagers are bound be
delighted at the prospect of ditches along Astrope Lane and the Braid
being cleared, the capacity of these ditches is not designed to take
surface water from a 9 home development. With increasingly
unpredictable weather conditions plus having to cope with the
overflow from the reservoirs, flooding in these ditches and in the fields
either side of them, has increased enormously. It is hoped that if/when
these ditches are dredged and cleared, as they certainly need to be,
they will at least be able to cope with existing surface water to keep
the road and fields clear but there is no guarantee even of this and no
evidence to support the assertion made in the Flood Risk Addendum,
that they would be able to cope with the additional flow of surface
water from this proposed development.

In addition, ignoring the recommendations of the Lead Local Flood
Authority, instead of taking surface water away from village homes,
these revised plans are directing water towards Loxley Stables, the
row of houses further down Astrope Lane and homes in Chapel Lane,
putting all these at risk of flooding. Furthermore, due to a lack of rigour
and understanding of the lie of the land, they appear to be suggesting
that water will flow uphill and have confused the Gudgeon
Stream/Ashen Brook, which has very limited capacity with the Tring
Bourne, which they label a ditch, when it is in fact a river, making the
false assumption that the two are connected, which they most
certainly are not, thus rendering their entire scheme, as far as flood
mitigation is concerned, as useless and potentially hazardous.

The assumption that clearing these ditches and the odd blocked
culvert would be sufficient flood mitigation to protect the village, is
deeply flawed. Apart from anything else, the clearing of ditches would
need to be done on a regular basis at some considerable expense,
which is exactly why Highways and the current landowners have
refused to do it for so long. The clearing of the Tring Bourne alone in
2022, cost in the region of £20,000 and was partly funded by residents
and partly by the Parish Council. This will soon need to be done again,
as would eventually be the case with all the ditches the Developers
want to use for their flood mitigation.




In order to guarantee the safety of the village and existing homes from
the excess water this proposed new development will generate, the
cost of clearing and maintaining these ditches going forward, would
have to be guaranteed and could run into the hundreds of thousands.
Without regular dredging and clearing, conditions would soon
deteriorate and the village end up in an even worse state than it
currently is, due to the additional surface water from the proposed
development, which would inevitably put homes at risk of flooding. As
we know to our cost in Long Marston, homeowners and land owners
cannot be relied upon to clear ditches. Consequently, without effective
long term solutions, the proposals in the Flood Risk Mitigation
Addendum are not fit for purpose and will not mitigate flood risk in the
village effectively.

The loss of the field as a valuable soakaway as recommended by the
Environment Agency in 2015, would also have an impact and because
the land slopes down towards the village and the new homes would
be raised up and flood proofed, existing homes in Marston Court,
Astrope Lane and Station Road would be vulnerable to the run off
from their roofs etc. during severe storms, putting these homes at risk.
In addition, the culvert running beneath the Marston Court service
road, connecting the Astrope ditch by the crossroads to the ditch
further down, is likely to be cut off by the hard standing for the school
bus reversing space, which is sited close to the Marston Court exit
and ditch, a further flood risk for residents

March 2024

Having reviewed the revised plans for the School Bus Layby, which
will now be an off-road turning circle or reversing space, | would like to
raise the following objections to be added to my existing objection of
22.09.23.

1. I would submit that in diverting the school bus to Astrope Lane you
are simply swapping one dangerous location for another, with
additional security problems for children and teachers with regard to
direct access to the school. Astrope Lane is used as a rat run. In a
recent survey conducted by Highways in nearby Putteham further
down Astrope Lane, 2000 cars a day were measured coming either to
or from the Long Marston crossroads. At rush hour, which is when the
bus would be attempting to enter and exit the so called turning circle,
the road is choc a block with cars waiting at the crossroads and trying
to pass one another and navigate the parked cars of residents and
parents.

2. Rush hour is when the school bus would be attempting to pull on
and off Astrope Lane, yet J Bartlett Consulting undertook their survey
of the site for the turning circle on Astrope Lane, between 11.30 and
12.15 on 19th January. How can they possibly make a balanced
judgement if they have not inspected the road at the time the bus will
be using it i.e. rush hour, when conditions are totally different. At the
time of their inspection traffic would be relatively light. No residents
would be trying to exit Marston Court for work or school, no parents
would be parked in Astrope Lane at this time. The morning rush of
traffic which blocks the road, would be entirely absent, which renders




their survey utterly pointless from a road safety point of view.

3. Parents dropping children at the school regularly park down Astrope
Lane, mud and tire tracks are clearly visible, some also park in
Marston Court without permission, and would no doubt use this new
area when they can. As well as parents' cars, there are the cars of
residents parked outside their houses. Astrope Lane is narrow and not
designed for busses, large vans, HGVs, skips and SUVSs, yet all these
vehicles use it frequently and at dangerous speeds and struggle to
pass one another and the parked cars safely. Lacking any pedestrian
walkways, it is highly unsafe for anyone on foot, so children straying
onto Astrope Lane and using this exit would be at far greater risk than
on Station Road, where there are pavements, and the Parish Council
is planning a safe pedestrian crossing directly in front of the school.

4. There are fourteen families living in Marston Court with children of
varying ages. They should be entitled to enter and exit their private
service road safely with an unimpeded view of the road. Yet the
turning circle has been placed quite deliberately on top of Marston
Court, to maximise its convenience for the developers and the bus,
with no consideration for the residents of Marston Court. It is so close,
cutting off the corner of the Marston Court exit; it will be hard for the
bus to avoid using this private service road as it enters and exits and
will impede the view for residents of Marston Court trying to exit in the
morning.

5. Marston Court is in a conservation area, siting the so called turning
circle right on top of Marston Court compromises this. It will
necessitate the removal of the hedgerow and threaten the safety of
the two Black Poplar trees adjoining Marston Court. These trees, have
been independently inspected, pollarded and declared safe by a tree
expert who specialises in Highways and has worked for Dacorum
Council. Removing the trees, the hedgerow and the ditch, would
severely impact on the environment both for wildlife, for which they are
vital havens and the residents of Marston Court, because of their
contribution to flood mitigation and soaking up excess water.

Black Poplars are an endangered species. These two trees are
relatively young and healthy, which is rare. They should be preserved
but squeezing the proposed turning circle into this narrow space in
order to prioritize their housing plans, now threatens their existence.

6. Filling in the ditch which runs alongside the field would also have
dangerous consequences for Marston Court and Astrope Lane. The
ditch connects to a culvert beneath the service road, which connects
to the ditch running alongside Marston Court, allowing excess water to
drain away.

7. The developers claim that a management company will service the
turning circle and the pathway to the school. Who would run this
management company and more to the point, will residents want to
fund this aspect of it, if they don't have children at the school?

8. Similarly, with the ditch in Astrope Lane that the developer intends
using for flood mitigation from the development site. This ditch leads




nowhere, it has no culverts or connections to enable excess water to
safely flow away from the village. As can be seen now, it regularly
overflows into Astrope Lane at both ends. Currently, the drain situated
outside the Chapel in Astrope Lane, unable to cope with the flow of
water from the ditch, is continuously overflowing towards Marston
Court and the village. At its far end, the footpath is almost impassable
due to overflowing water.

Even if this ditch were to be dredged, there is no guarantee it would
have sufficient capacity and it would require regular dredging to make
it safe for flood mitigation going forward. As we know from the cost of
dredging the Tring Bourne, such work is expensive and needs to be
done regularly.

The Tring Bourne cost over £10,000 and residents paid half of this.
But it will need to be done again and who is going to pay next time?
The same problem will apply to the Astrope ditch. Who will organise
and pay for dredging and maintenance going forward?

9. Likewise, the proposed Swale running parallel to Marston Court,
which would feed into the Astrope ditch and supposedly protect
Marston Court from the runoff from the nine new builds, who will
maintain this? Deprived of the field as a valuable soakaway, plus the
loss of the ditch, trees and hedgerows and with the ground sloping
down towards Marston Court, these fourteen homes will be utterly
vulnerable to run off during storm events from the nine raised up, flood
proofed new houses, as will be the homes in Station Road, directly
behind Marston Court.

10. It says in the Rappor report that HCC will pay for necessary
maintenance works to the road, but will it pay for dredging the ditch, or
should it be the Landowner if responsibility can be proved to be theirs,
or the new management company set up by the developers? And if
so, will it be funded by residents of the proposed new homes? Homes
which will be flood proofed, so why should they pay for a ditch that is
not part of their actual estate? And who will run this management
company? The developers who set it up will inevitably move on to
their next project and may not even be living in or near the village for
much longer. It is easy to set up a management company, but it
requires more than goodwill and promises. Who will pay for it, manage
it and enforce necessary works and payments for the same in the long
term? Such arrangements are notoriously difficult to maintain and
sustain with private housing, especially when houses change hands
and people who set up the schemes are no longer around to enforce
them. Going forward, they cannot be relied upon.

11. Siting the turning circle so close to the busy crossroads and on top
of Marston Court will only add to existing traffic congestion and
difficulties for residents of Marston Court and Astrope Lane.

For the children and drivers of the bus, due to the crush of rush hour
traffic or its speed in the afternoons, it will not be safer than Station
Road. If anything, it will be far more dangerous. Just out of sight and
out of mind, allowing the comfortable illusion that it must be better.
Children will also have to be escorted along the pathway to the school,
an additional burden on teachers, and there is the added danger they




might stray onto Astrope Lane.

12. A turning circle for the school bus has been used as a
sweetener/carrot to encourage villagers to support development on
this greenfield site ever since Mr Mills first sold the land. However,
abandoning their original plans to site a turning circle alongside the
existing Loxley Road access and not choosing to make room for it in
the current new development scheme for nine houses, the developers
chose instead to site a layby on Astrope Lane, quite a shocking
decision from a road safety point of view. Now, it has been pointed out
to them that this is too dangerous, still failing to prioritise the safety of
the bus and the children, they have had to resort back to the original
idea of an off-road turning circle but now propose to cram it into the
smallest possible space, and rather than an actual turning circle, are
proposing a tight reversing space, dangerously close to the
crossroads where traffic is most congested, and right-on top of the
service road belonging to Marston Court. The bus driver will have a
limited view and will have to look over his shoulder.

Because of the nature of Astrope Lane, which is long and straight,
when not congested, traffic zooms to and from the crossroads at
alarming speeds, a further danger for the bus driver when attempting
to exit.

13. With maximum impact on Astrope Lane and Marston Court and
minimal care for the environment and the safety of the school bus and
its passengers, the main advantage of this new plan appears to be to
minimise any expense and impact on the developers' housing plans
and to pay lip service to road safety requirements, in order to get
planning permission for their nine houses.

14. We have no shortage of housing in the area. There are many new
builds already putting pressure on our struggling infrastructure with
houses standing empty, so this development is not necessary and
contains no social housing to benefit the local community. The
uncertainty created by global warming is exacerbating the danger of
flooding with an increase in storms and heavy rainfall. Overflowing
ditches and large amounts of surface water are proof of this. Flooding
is a serious issue for Long Marston and cannot be ignored. it has a
detrimental affect on the quality of life and house prices. It is in no-
ones interest to make matters worse by upsetting the fragile balance
that has been achieved by dredging the Tring Bourne. This
development could threaten this. The field currently acts as a valuable
soakaway between the flood plain and the village.

Building on it is a risk. This development is altogether too full of risks,
uncertainties and unresolvable issues. Surely, a safer site could be
found for this development as recommended in the Revised National
Planning Policy: "unnecessary development should be avoided in
areas at risk of flooding by directing it away from areas at highest risk
(whether existing or future)".

Somewhere not on the edge of a floodplain and conservation area,
somewhere risk free that will not threaten the environment and the
peace of mind and safety of existing homes and villagers.




15. This last-minute amendment of the plans for the school bus, is
neither safe nor well thought out and should not be used to justify a
risky development

December 2023

This is a copy of an email | sent on 11" December. | have asked the
case officer to upload the photographs onto the planning portal. The
photos show the ditch in Astrope Lane already full and overflowing
opposite Marston Court. | also attach some photos to show the
everyday traffic congestion in Astrope Lane which is appalling at times
of rush hour as the lane has become a rat-run. This photos illustrate
how utterly useless the proposed flood mitigation measures are in the
area.

These pictures were taken on 5th of December. Conditions have been
quite normal for the time of year, a certain amount of rain but no
storms or extreme weather lately but as you can see, the ditch is
already full and overflowing into Astrope Lane. This happens every
year and is doubly dangerous when the water freezes on the road.

Parents of children at the school park all down Astrope Lane in the
mornings and afternoons — see attached photos, so children have to
navigate this and the congested morning traffic, as do the residents of
Marston Court.

What is doubly worrying, is that this is the ditch that the flood
mitigating swale, which is supposed to protect the homes of the
fourteen families who live in Marston Court and the rest of the village,
is going to feed into. A ditch that is already full to overflowing even
before we have conditions that could induce flooding. A ditch that is
not fit for purpose, just as the flood mitigation measures for this
development are not fit for purpose and have no basis in reality.

| also attach two photos showing the morning traffic congestion in
Astrope Lane alongside Marston Court, which speak for themselves.

In addition to the above | would like to suggest that should this unsafe
development be granted planning permission a scheme should be set
up by those responsible i.e. Dacorum Council, to compensate
homeowners whose houses are put at increased risk of flooding. No
development happens in isolation. This development will add to the
cumulative effect of ALL the recent developments in and around the
village, putting further pressure on our outdated drainage and sewage
systems which already struggle to cope, increasing the likelihood that
vulnerable homes will flood. Especially the 14 houses in Marston
Court, the Queens head and houses in Station Road, as this is where
the ditch will overflow.

3 Marston Court

| object to this planning application for the following reasons:

1. The surface water runoff plan will likely increase the risk of flooding
within the village (and specifically Marston Court). Section 13.1 of the
DAS states that the runoff from the site will be a maximum of 2.1l/s




and says that this value is less than the current water runoff rate for
any given year. This water will be collected and discharged into the
ditch running alongside Astrope Lane.

These values are taken from the Flood Risk Assessment (Section 6.2
and Annex C). However, Section 6.4 of the same report notes that
currently surface water runs off in 4 directions. If it is assumed that
25% of the runoff is currently into the Astrope Lane ditch, then the 1-
in-100 year event runoff into the ditch is 1.99l/s. This means the
proposed surface water runoff into the Astrope Lane ditch is actually
6% greater than the current 1-in-100 year runoff figure.

This, therefore will increase the risk of the Astrope Lane ditch
overflowing, allowing the water to flood into lower lying areas of the
village (e.g. Marston Court).

It should be noted that the Flood Risk Assessment proposed
alternative drainage schemes that would direct surface water runoff
either below the level of the village or away from the village. If these
schemes were adopted, the flooding risk to the village might actually
be reduced.

2. The Flood Risk Assessment found ground water close to the
surface, yet the site drainage plan includes a detention basin that will
protrude below the level of groundwater found. This could mean that
the drainage system proposed for surface water runoff will also have
to manage groundwater drainage as well. Since it is likely that runoff
and high ground water levels will occur together, this further increases
the risk of flooding to the village.

3. The proposal to site a school bus stop at the entrance to Marston
Court will actually make traffic conditions down Astrope Lane worse.
The planning application has stated that the existing mature poplar
trees at the entrance to Marston Court will remain. The school bus
stop is sited between the trees and the road. A 2.43m wide school bus
will not be able to park there without impeding on the carriageway.
Coupled with cars regularly parked on the road, this will cause
additional congestion.

Additionally, siting the bus stop there will decrease visibility of vehicles
exiting Marston Court when a bus is present, thus increasing the risk
of an accident occurring

4 Marston Court

The car park serving the 14 houses of Marston Court has flooded
several times in recent years.

| worry that building in the adjacent field will exasperate the problem if
suitable provision for the rainwater drainage is not provided.

The rainwater drainage report (page 15) suggests a humber different
solutions (drainage runs) and concludes that the best (cheapest)
solution is to do nothing but to allow the rainwater run-off and to
continue to use the ditch running alongside Astrope Lane.

This ditch runs downhill towards the village where it meets Station




Road carrying the water through the village before turning left and
down Chapel Lane (another area prone to flooding).

The development will reduce natural evaporation and therefore will
raise the level of the water table.

The Marston Court car park is below the level of the field and when
the water table rises acts like a ditch.

I would suggest an independent survey is carried out to establish what
existing rainwater provision exists for Marston Court and to find a
solution that takes the rainwater from the new development away from
the village rather than compounding the problem

8 Marston Court

I am OBJECTING to the proposed development on the following
grounds:-

1. Flooding/Sewerage

| have lived in Long Marston for 23 years and have witnessed
numerous flooding events in Marston Court and all around the village.
I have seen first-hand the devastation it has caused to local homes
and families. My family have had 2 vehicles written off due to previous
flooding at our property. We have had our garden underwater and
flood water lapping at our back door. The village has always flooded
historically and this has become more frequent over the past 10 years
or so, resulting in Thames Water, the Environment Agency and fire
and rescue services being called to pump out the water on several
occasions following prolonged heavy rain when the ground is at
saturation point. The most recent flooding event was on 14th January
2021, which again resulted in Fire & Rescue services, tankers,
Environment Agency and HCC in attendance to the village. The local
MP, Gagan Mohindra has also been involved and has spoken on Long
Marston's behalf in Parliament regarding the flooding issues within the
village.

In 2015 the Environment Agency recommended the land of the
proposed development should be retained to minimize surface water
run off rates and provide improvement to the flood risk. The land the
developers are planning to build on is a natural soak away. If this
development goes ahead, removing a large part of the soak away and
the extra run off from the 9 new dwellings and the construction of the
pathway to the school will put Marston Court at an increased risk of
flooding. The proposed SuDS systems will protect the new dwellings
but not Marston Court (as it is at a lower level) and the proposed
swale will not be enough to protect us from further flooding. It seems
the new homeowners will be responsible for maintaining the SuDS
systems and swale.How will this be enforced? Will there be some sort
of legally binding condition in the sale that the purchasers will have to
agree to?

The Flood Risk Assessment states that 25% of surface water will run
off into the Astrope Lane ditch. This ditch has not been maintained by
anyone since the developers built their previous development, Loxley
Stables in 2018. In fact, it appears the developers concreted over the
drainage ditch (leaving a much reduced area for the water to flow) to




create the driveway for Loxley Stables. Will they do the same when
they create the bus stop, thus causing more flooding issues? Astrope
Lane floods in the area where they are planning to locate the school
bus stop due to overflow from the ditch in times of prolonged heavy
rain. This will be absolutely treacherous for road users and
pedestrians using Astrope Lane, especially in the winter months when
it freezes, creating a higher risk of accidents at the already heavily
congested crossroads.

At times of flooding, many properties in the village (including Marston
Court) have had sewerage back up and residents have been unable to
flush their toilets or use their washing machines. The village sewerage
system is outdated and at breaking point and the addition of 9 new
dwellings will make this even more catastrophic for those residents
already suffering this problem.

No more properties should be built in Long Marston until new
infrastructure is put in place to support it.

2. The School Bus Stop

The developers are proposing to put the school bus stop on Astrope
Lane to ease congestion in the village at school drop off/pick up times.
The bus currently drops off/picks up in Station Road, directly outside
the school with a lollipop crossing to help the children cross the road
safely.

Astrope Lane is nharrower, with parked cars lining it at peak times. It is
further from the school and closer to the congested crossroads, where
there are frequent traffic accidents. Large HGV lorries regularly cause
the traffic to come to a standstill at the crossroads at peak times whilst
trying to turn into Cheddington Lane, and often have to back up into
Astrope Lane. That, combined with a school bus and rush hour traffic
would cause utter chaos.

In a recent survey around 130 vehicles were counted on Station Road
at school drop off/pick up times. A survey in 2018 showed 291
vehicles at the same times of day in Astrope Lane, which has only got
busier, with cars frequently speeding along there. The proposed bus
stop will be situated on a blind bend within close proximity of 3 other
entrances. Children walk up and down Astrope Lane to school and
back, and they have to walk in the road as there are no pathways. To
site the school bus stop there will be a disaster waiting to happen.

When the bus is in situ at the bus stop, it will obscure the view of the
blind bend for the 14 families in Marston Court, the 3 families in Loxley
Stables and the residents of the new development leaving for work
and school, as well as the speeding traffic, potentially causing an
accident. Who will maintain the bus stop and pathway leading to
school? The school will likely not have the budget to do it and it is not
their land. Regular maintenance is a must for the safety of the children
who will be using this pathway. Who will be responsible for the
insurance required for the bus children using this pathway?

We do not need any extra 3 or 4 bedroom homes in the village. These




homes will not be affordable. My daughter, who has grown up in Long
Marston has recently had to move out of the village as there is a lack
of affordable housing in the local area.

In conclusion, | believe that the proposed development will bring more
serious problems than benefits to the village and should not be
approved
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| would like to object to this revised application on the following
grounds.

1. The danger of increased flooding. The waste water and sewage
system cannot cope with the existing number of residents especially
since the completion of the latest developments in the village even
though there are some that still haven't sold yet! Also at times of
persistent or heavy rain such as we have seen recently which has
caused unmaintained ditches to overflow and flood Astrope Lane.
These are ditches that the proposal has indicated would be used to
take any excess from the proposed site. The effective removal of the
poplars and hedgerow would be a disaster both for wildlife and for
flooding. There is a reason why so many poplars were planted around
this low lying area. They are very thirsty and draw thousands of
gallons from the ground. Their effective removal would cause the field
and the rear of Marston Court to flood even more than it usually does.
The local wildlife would also be badly affected. | have seen more than
100 rooks roosting in those two trees. They are the only large trees in
this part of the village and thus, are very precious to us. The loss of
the hedgerow would also affect animal and insect life adversely and
add to the flooding problems. The trees have been recently pollarded
and pronounced healthy.

2. The proposed swale will not be adequate enough to hold the
amount of water that floods from the field down into Marston Court.
We have already had several cars written of and water lapping up
against back doors. We are very vulnerable here. Who would be
responsible for the maintenance of the swale and the bus turning
point? The new residents would have enough to do coping with the
maintenance of the SuDS. Also what about the maintenance of the
proposed path. What would happen if it flooded, a distinct possibility
and also what if it became icy or covered in snow becoming a danger
to the children, who would be responsible then?

3. | notice that the road safety survey was done at 11.30. That is
crazy. It should have been done at rush hour in the morning between
8.00 and 9.00am when parents park their cars in Astrope Lane and
the crossroads become badly congested. Astrope Lane becomes a
single lane road with parents trying to walk their children to school
without a footpath and also wading through the surface water on the
road.

4. Which brings me to the newly proposed bus turning area. The bus
would have to turn across oncoming traffic once it had negotiated the
crossroads. It would be difficult for it to pull out onto Astrope Lane as
the vision to the right is limited by a bend. | presume that the footpath
would be a public right of way, so it would be difficult for the driver to




see pedestrians coming along the path whilst turning around. Difficulty
in pulling out of there would also be exacerbated by the number of
vehicles speeding towards the crossroads. A recent survey found that
2000 vehicles a day use Astrope Lane! The survey that | understand
you are relying on was done in 2017/18 and is well out of date now.
It's a dangerous road and it's only a matter of time before a serious
accident happens. It is too close to the crossroads and would only add
to the existing congestion. Also, having an entrance there would
require the filling in of a valuable ditch making the road end of Marston
Court even more likely to flood and would involve utilizing part of our
road for which you have no permission.

5. It would make much more sense for the bus to use the Loxley
Stables access road and the existing footpath or if that is not possible
then the new entrance to the proposed development. Which would be
sufficiently far away from the crossroads to not add to the congestion.
There would be much better visibility for the driver trying to pull out
onto Astrope Lane.

6. Finally, 1 would like to remind the Council that they have a duty of
care to us and can assure us that there would be no extra water run-
off from the site. ANY extra would cause houses in Marston Court and
Astrope Lane and the main road to flood. So I trust that should any
properties flood as a result of this proposal going ahead, then they will
be responsible for the expense of repairs etc to the affected properties
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As a resident of Marston Court | would be very worried about the
effect of flooding on our land. Even without houses on the present field
our parking area is often flooded in winter months.

Despite the speed limit, Astrope Lane is a hazardous road as many
people drive too fast. It is dangerous to pull out onto and with
additional parking caused by parents using the new footpath will be
made more so.

March 2024
In my view the turning facilities for the school bus most unsuitable.

Firstly it means another entrance onto an already busy and (despite
the 30mph limit) fast road. According to the plan land seems to be
taken from the end of Marston Court, which is private and belongs to
the householders. Ditches, hedges and possibly trees will have to be
removed, all of which are very important for our flood defences. Every
year this part of Astrope Lane is particularly wet and this will only
make it worse, even affecting the parking area of Marston Court which
has suffered badly in the past. We are all being encouraged to plant
hedges and trees, not to remove them.

Another point is parking for the parents of children at the school. They
have already begun to park along Astrope Lane, destroying the verges
and daffodils, and some park in the Marston Court private parking.

I can only think that this development will encourage more of this and
more traffic hazards in the lane




Long Marston has a history of flooding. Marston Court, which the
proposed development adjoins, has experienced several episodes
while | have lived here. Damage was considerable, with cars being
written off and contents of garages destroyed. The proposed
development will cause more run off and decrease soak away and
consequently significantly increase the risk of future flooding events.

Additional Comments

In the event of flooding this will increase the danger to Marston Court.
Cars in Marston Court parking area have been badly damaged in the
past by flood water from the field and many of our garages have been
flooded. This can only be made worse by buildings preventing the
soak away of water.

The traffic at peak times in Astrope Lane is heavy and fast despite the
30mph sign. A school bus pulling in will cause an additional hazard/ A
walkway from Astrope Lane to the school may tempt parents to park
on Astrope Lane which would add to the danger.

Original Comments

Long Marston has a history of flooding and there is every reason to
expect further incidents. The fact that the proposed development
includes building "flood-proof" houses is in recognition of his. The land
in question acts as a protection for existing houses, in particular
Marston Court, but other houses in the village too. Excess rain water
can soak away in this field, but new houses with their extensive hard
surfaces will cause the water to run off, and given the slope of the
land, inevitably into Marston Court, where houses and garages have
been damaged and cars written off as a result of previous flooding.

The proposal to provide a pull-in for the school bus will include filling in
an important drainage ditch and felling important (and nationally rare)
black poplar trees. These two things will also increase the risk of more
flooding.

In addition, any increase in the volume of traffic in Astrope lane will
cause further disruption and represent a hazard for children going to
the village school
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October 2024

Again, all comments within previous objections still apply, this
additional information does nothing to ease any concerns or worries
referenced to previously. In fact, heightens them in all areas.

Repeatedly this planning application has been given more and more
time to come up with data that | believe to be inaccurate (culverts
noted where there are none, water flowing in the wrong direction,
incorrect names on brooks, rivers and streams) proves very little
expert, local knowledge that can't be trusted or relied on, it is also in
my opinion very misleading. Sadly, those opposing this application are
not afforded the same amount of time to respond in detail to this




additional flawed data.
Flood risk is identified — FACT

LLFA states ‘'highly concerned'. 'No flow'. 'Significant remedial and
maintenance works.

'Necessary permissions for crossing of third-party land'. 'Unable
confirm continuity, such as via culvert'. 'Engineering works on third-
party land'.

Have the culverts marked as in place on the ditch survey been
confirmed as in place?

Where drainage ditches have been concreted in and over, has the
planning department been provided evidence or written guarantees
from third party landowners that they have been or will be unblocked.
How will this be enforced?

Are drainage ditches running alongside a road not meant to take
surface water, run off from the road? | don't believe they were
designed to take all this additional load from house building. They are
bursting and blocked due to being under so much pressure. This
along with the old, poor Victorian drainage system and inadequate
pumping station, Long Marston is struggling and at constant risk of
flooding.

The flood mitigation plans have not been prepared by experts in this
area with the essential professional knowledge required, just by
applicant/architect themselves. Would also have to question if the
planning department has the much-needed expertise and time to
analyse and confirm the data provided to make an informed trusted
decision.

There are no guarantees that these proposals will work so the flood
risk to existing homes is still there.

Flood risk will be increased due to the additional surface water from
another 9 homes in a flood zone with the loss of our natural soak
away, hedgerows, trees and the effects of climate change.

No evidence, data provided to confirm that all third-party landowners
involved are in agreement with the proposals.

No guarantees that these landowners will maintain ditches to control
flow in the future, or how this will be enforced.

Can the planning department make decisions and put conditions in
place that effect other landowners not just the applicant?

Sadly, struggling to understand the lengths, effort and costs given to
this application by our local planning department. The proposed
homes will not be of an affordable nature or in need of locally and
could pose a very real risk and threat to homes already here. Many
housing young families and vulnerable elderly residents.




Feels as though there is no care or consideration to them, what they
have already been through due to flooding and the fear for the future.
This has been ongoing for years causing a huge constant strain on
many residents and their quality of life (especially those effected by
flood losses and hardship in the past). Many neighbours putting their
homes up for sale to get away from this continued threat and sadly the
loss of another, continued stress and strain can take its toll

March 2024

All comments within my first objection still apply and these additional
documents do nothing to ease any concerns or worries referenced to
previously.

The data used within these documents | believe to be either out of
date, inaccurate, and in some parts totally irrelevant and in my opinion
misleading.

The applicant/architect is using selective data (information that suits
their want and needs) from a traffic survey carried out in the village in
2017 and published in 2018, this survey is out of date and is not
reflective of the current traffic conditions/issues within Long Marston. |
would suggest new up to date traffic data is collected before any
decision can be made on this application or any other developments
locally. Traffic has dramatically increased due to our rural location
(people must drive to get anywhere, no local necessary amenities)
and the level of new builds built in the area, questions previous
planning decisions putting our infrastructure under ridiculous stress.
Our roads are at breaking point, impassable due to flood water,
increased accidents, potholes, grass verges being worn away,
swamped with parked cars on the highway, inadequate parking and
speeding through traffic.

The Stage 1 Road Safety Audit states 'The Audit Team undertook a
site visit on 19th January 2024 during the late morning between 11:30
and 12:15." This data is really not irrelevant could even say pointless,
and misleading. Data needs to be collected between the hours of 8am
- 9 am and 3pm - 4pm to give an accurate and true audit of the road
conditions at the time the school bus arrives and departs.

SCHOOL ACCESS STATEMENT

'Intended to relieve traffic' - drawings included are again in my opinion
inaccurate, and misleading including a drawing indicating in red the
busiest part of traffic in the village being outside the school. | would
challenge this; living next to the school looking look out on this road
every day and navigating the crossroads at the centre of the village at
a similar time and | would suggest the crossroads at the centre of the
village are far more congested with traffic approaching from all angles
and cars parked on all approaching roads. Please can it also be noted
that |1 have previously had to ask for the original design and access
statement to be amended due to its misleading content, which it has.

I do not believe moving the bus from outside the school will improve




anything in Station Road as detailed in previous objection. Cars will
still be parking on, blocking the road and lollipop will still have to
continuously stop traffic to allow children to cross safely.

ADDENDUM - UPDATED SCHOOL ACCESS STRATEGY
PROPOSAL:

'A new pedestrian link and nature trail is proposed connecting Astrope
Lane to Long Marston Primary School'. - Where is the sense creating
a new public footpath with no safe access to it. Astrope Lane has no
public footpaths. It is a fast, water clogged, congested road with no
parking spaces, near hectic poor visibility crossroads, 'together with a
new safer school bus stop hardOstanding.' In an area known for
flooding over essential drainage ditches, the runoff will head directly
into Astrope Lane, Marston Court parking area then onto the village.
The drains are totally in inadequate in this area of Astrope Lane, full
and overflowing, photographic evidence has been provided to the
planning department and continually reported to the water authority.

The suggestion the school bus is to then reverse towards a pedestrian
footpath is totally reckless. The hard standing for the bus encroaches
on the entrances of Marston court and driveways of 1, 2 & 3 Astrope
lane. There are already safety concerns and frustrations due to cars
parking over driveways blocking access, parking on private property of
Marston Court and churning up the grass verges of Astrope Lane.

Rappor letter dated 9th February 24 states 'This allows the bus to wait
perpendicular to Astrope Lane and the bus driver will be able to easily
see approaching vehicles on Astrope Lane.' - Photographs of this area
will be sent to planning to show what a misleading statement this is.

Unless the bus driver has a rubber neck and can see round corners
and hedgerows this would be very difficult. Plans state the hedgerows
to be retained even though not theirs to comment on. There have
been accidents here as previously advised due to parked cars on the
road creating single lane traffic, speed approaching crossroad or
accelerating from and this blind bend.

The RSA also notes that 'there is a risk of vehicles potentially waiting
in the bus turning area. This can be effectively managed on site
through signage and school staff that is envisaged will man the area.' -
Marston Court car park and footpaths are private with signs, signs that
are totally ignored. Signage will not stop vehicles using in this area,
vehicles that will also use turning area and reverse onto a public
footpath, (especially late drop offs/collections distracted and rushing)
is this considered safe and acceptable? School staff won't be able to
man this area, they will be back in school after bus leaves.

Rappor drawing misleading shows bus on the correct side of road
before turning right across traffic into parking/turning area. Due to
parked cars it will be on the wrong side of the road. Driving this route
every day, | know the risk of turning left (blind) at crossroads straight
onto oncoming traffic due to parked cars and still being on wrong side
of road when wanting to turn into Marston Court. The approaching
traffic can get very cross with you being on their side of road, they
can't see you either due to blind bend and often going too fast.




The bus company notes near on accidents by school, this is also true
of Astrope Lane. | nearly hit a child that ran out between parked cars
on Astrope Lane. Running across from Tring Road onto Station Road
towards the school at the crossroads. This area is treacherous with
very poor visibility in all directions.

Moving a school bus stop for very young children near this area is
reckless and not thought through.

I note the Head teacher's letter of approval, can the school confirm a
risk assessment has been carried out? A chaperone is also noted.
How many chaperones will be required? What is the ratio number of
children to chaperones? (25-30 noted as travelling on bus in the letter
from Al Bus company). Have the parents of the children travelling on
the bus (they won't be living in Long Marston or on the consultee list)
been made aware of this proposal? Are they happy that their children
who currently get off the bus safely directly into school, will now be
expected to walk from the crossroads at Astrope Lane to school

This proposed access link for small young children also runs
alongside the proposed swale, ' A swale being a shallow drainage
channel with gentle side slopes in the ground where water running off
a site can collect' - Is it safe for small children to walk so close to this?

The applicant/architects are using the school's/village problem with
parking and traffic issues to gain support locally, many from
homeowners not at risk of flooding. This is divisive and unfair against
those that are. We have been here before when the same
applicant/architects were gaining permission for Loxley Stables. If
there was genuine care about the village and school children, they
could have easily honoured what they proposed originally. An off-road
turning circle and parking for parents using the current Loxley Stables
access and public footpath already in place. It doesn't feel morally
right that the school is being used again and associated with this
planning application. If the applicant/architect or Lox Farm Ltd
(landowner, please note this company is absolutely nothing to do with
the owners of Loxley Farm) want to gift land to the school, the school
can apply for planning permission, and this can be accessed
separately at its own merit. | also believe the school has other options
for the bus to be sited off road at drop off and collection, but | don't
believe these are even being considered whilst all this goes on,
delaying further considerations and options.

There seems to be absolutely no care about the impact this
development could have on the natural landscape of the village
(especially Astrope Lane) bordering the conservation area.

Hedgerows and trees lining the lane will need to be ripped out and
concreted over having a major impact on the visual amenity, wildlife
and essential drainage.

"The two poplar trees will be significantly reduced in size with a long-
term safety and management strategy in place'

- SENSORY ECO WALL, footpath, Swale, Suds, Bus turning circle -




Is an awful lot to maintain. Management costs will be astronomical (|
work for a management company preparing budgets for communal
areas). Who will own the communal shared spaces? Who will be
responsible for appointing a managing agent? Will the homeowners of
the proposed homes become members of a resident owned
management company? Who will provide insurance, who will enforce
payments and maintenance? Is it fair on these possible new
homeowners to pay for the maintenance of trees and hedgerows and
drainage ditches (not within their boundary). Also, within the
documents it is stated 'it is envisaged that the bus turning area would
ultimately form part of the development and so be the responsibility of
a management company' - So these proposed new homes will be
expected to pay for and maintain a bus turning area and footpath that
they have no real use of, primarily there for the school children.

Grasscrete, the proposed material for the bus turning circle needs an
awful lot of maintenance or the grass dies leaving trip hazards in the
pockets, it is also very slippery when wet. There are so many issues
the planning department should be considering. Yes, the most crucial
areas are safety, and increased flood risk but there are so many other
reasons. Why is conservation not been consulted as site borders
Conservation Area. This land was previously in the curtilage of the
grade Il listed property Loxley Farm. Isn't development in such areas
supposed to protect and enhance. As stated previously this land has
been deliberately neglected.

This proposal will forever change the landscape of Astrope Lane
resulting in loss of visual amenity. Creating a feel of urban sprawl not
a conservation area in the centre of the village, its goes against the
natural settlement of the village.

The noise pollution and disruption of the build, the village has already
suffered so much in this area.

Light pollution and disruption to our local wildlife along with the loss of
their natural habitat.

Then there is the question of need, is there really such a great for
need for these type of homes within a village already under strain
especially when they could put homes already here at risk

19-21 Station Road, Long
Marston

This is a remarkable plan, of such magnificence that people from
miles outside the parish, none of whom are friends, relatives or
business associates of the developers, (except the one who actually is
one of the developers), have felt compelled to come onto the Dacorum
Planning Portal to voice their rapturous support.

It is a plan which can literally make water disappear and save the
village from future flood risk. Although unspecified other landowners
will have to ensure that they maintain unspecified ditches and culverts
to unspecified specifications, but certainly in excess of current
standards, to ensure this. If these unspecified landowners fail to
discharge their unspecified duties, then of course no causation of
future flooding of the village in general, nor specifically of the
properties in Marston Court, can be attributed to this development and




no liability can be accepted by the developers.

It is a plan which, despite the estimated addition of eighteen resident
cars, will single-handedly ease the morning traffic congestion in Long
Marston by the provision of a layby for the school bus. Unfortunately,
the developers have been unable to explain how the school bus can
access said layby without driving along a road unsuitable for
Passenger Service Vehicles on a route which will more than double
the mileage and time taken to make the trip, or passing the bus layby
in the wrong direction before performing a dangerous three-point turn
at the end of Watery Lane, or the bus company purchasing a left-hand
drive bus.

In Paragraph 9.2 of Design & Access Statement of the same
developer's earlier application 4/02678/15/FUL it states, "There have
been two pre-applications submitted to Dacorum for the site at Loxley
Farm. The first was aimed at creating an improved vehicle and
pedestrian access to the school, redefining the school entrance and to
develop an area for a forest school scheme to encourage outdoor
learning. The second was aimed at utilising the middle part of the site
for three new dwellings. The details within the response have been
considered and implemented within this application. The conclusions
met were generally that three dwellings on the site was an appropriate
level of development but would require high attention to form, design,
materiality, conservation, sustainability and ecology."

This "site" referred to in this application included the area of land on
which the developers now wish to build around £8-10million worth of
additional houses. If three houses were "an appropriate level of
development” for the entire site in 2015 how is a total of twelve houses
"an appropriate level of development" now?

As the Planning Officers will well know, the NPPF 2023 states that
"inappropriate development in areas at highest risk of flooding should
be avoided by directing development away from areas at highest risk
(whether existing or future)" and that "Development should not be
allocated or permitted if there are reasonably available sites for the
proposed development in areas with a lower risk of flooding".

The Planning Officers will be well aware of the many existing
developments currently under construction within the parish offering
three- and four-bedroom properties.

As this development would be in breach of NPPF 2023, which must
inform planning decisions in the absence of a local development plan,
the application should be rejected outright without reference to any
further documents or reports.

Cymric House, Station
Road

This scheme will present additional problems for those who live in the
vicinity of the crossroads - one of the three historically flood-
vulnerable, low-lying locations of the village. These problems would
also then be experienced by the future occupants of this development.

Original Response

| write to object to the proposal and repeat the concerns expressed




about the previous application to develop this site.

Our home shares the same elevated land as the village school and
has not experienced flooding. We are also situated at a distance from
the crossroads at the centre of the village and do not suffer the worst
effects of traffic congestion. Nevertheless, we are concerned for the
negative effects this development would have on the whole village,
and especially those whose homes would be most at risk from
flooding and a worsening traffic problem.

Increased traffic flow is already a problem for the village and traffic
jams are seriously affecting those who live close to the crossroads.
We believe that the additional traffic pressures from future residents of
this development alone would exacerbate these problems.

Flooding events in Long Marston have proved that the infrastructure
(highways, drainage, sewers, flood-prevention) cannot sustain existing
housing in the village centre. The additional burden of any more
development on land which sits centrally to the three historically low
level flood vulnerable points of the village would be reckless.

There has been severe flooding in the flood-prone parts of the village
since the existing Loxley Stables development was completed by the
same developers who:

- introduced that development plan as an opportunity to create
alternative access to the school.

- claimed that "ground conditions are good for the proposed above
ground SuDs (Sustainable

Urban Drainage Systems)".

- advanced Nimbus Engineering report's conclusion that "by
implementing this proposed development the client is actually
reducing flood risk issues within the Long Marston Area."

- explained previous flooding as a consequence of failure by local
people to carry out basic maintenance of culverts and drainage as
identified in a flooding report, before then presenting a lengthy and
complex schedule of management and maintenance "required for the
lifetime of the development"- a maintenance plan which would be the
responsibility of the home owners.

| have no confidence in the proposals, and | believe it would be wrong
for any development to be permitted on this site.

Rose and Crown, Station
Road

| write in response to the Flood Risk Addendum provided by the
applicant and dated on the planning portal 18 September and
described as Ditch Survey and Remediation Strategy. These
comments here build on my previous comments dated 13 September
2023.

| write as chair of the Tring Rural Flooding Working Party and these
comments reflect our views.

We were pleased to see that the Flood Risk Addendum proposes
additional remediation of the flood risk inherent in developing the land
off Astrope Lane. However, in our view the report lacks the precision
and rigour we would have expected to see. For example, it contains
inaccuracies, including the mislabelling of the rivers in the area and




showing the rivers as joining to the south of the village, which they do
not. And it also lacks the data to justify the proposed interventions,
such as information about anticipated volumes of surface water,
capacity and flow rates of the ditches, and information about land
heights and consequent water flow patterns.

Consequently what is proposed falls well short of what is necessary: it
is both insufficient in scope and insufficiently detailed to address the
legitimate concerns that have been expressed.

We therefore remain opposed to the planning application on the
grounds of that it will increase the flood risk to properties, businesses
and transport infrastructure in Long Marston. We would submit the
following observations:

1. The condition report on the poor state of the ditches in Astrope
Lane confirms what residents have long been saying about their
neglect due to historic lack of maintenance by landowners and the
inability (due to lack of powers or failure to act) of public bodies to
enforce effective and regular maintenance regimes.

2. The purpose of the ditches in Astrope Lane is to remove water from
the road. They do not appear to be water courses, as they are not
shown on the Herts CC Water Courses map. They were not designed
- as seems to be proposed - to remove surface water from the
proposed development site. The report does not provide any definitive
evidence that these ditches have the capacity to be used for the
dispersal of surface water from the development site, in addition to
clearing surface water from the road. Indeed, it does not seem to
address this point at all. This is a major limitation on the usefulness of
this addendum report.

3. We oppose the report's proposal (Location 4) to make use of the
ditch running along the north of the Braid to remove water from the
development site. This route runs close to a number of existing low-
lying properties in Chapel Lane that are already vulnerable to flooding
based on existing water flows. The level of increased risk of this is not
assessed. This is also a major limitation on the usefulness of this
addendum report. Indeed we would hope that any remediation
strategy would adopt the precautionary principle of taking water away
from existing properties rather than channelling more water towards
them.

4. The report makes no assessment of whether the Ashen
Brook/Gudgeon Stream at the south of the area (wrongly labelled
Tring Bourne in the report) and the Tring Bourne to the west (labelled
drainage ditch in the report when it is in fact classified as a Main
River) have the capacity to take the water that the cleared ditches will
discharge into them. This is another major limitation on the usefulness
of this addendum report. What we do know is that the Tring Bourne -
parts of which were cleared in December 2021/January 2022 by public
subscription by local residents, with some public funding - is already
showing signs of becoming overgrown again and will need further
maintenance work in the foreseeable future. The neglected state of
the Ashen Book/Gudgeon Stream, which has not been dredged and




cleared for very many years, is already a concern to the Tring Rural
Parish Council and the Environment Agency which have written over
the Summer to remind landowners of their responsibilities to maintain
it in good condition. The flooding in Watery Lane/Astrope Lane caused
by periodic water releases from the canal system by the Canal and
River Trust demonstrates the existing very limited capacity of the
Ashen Book/Gudgeon Stream.

5. The report appears to be based on a false assumption that the
clearing of the ditches is a one-off exercise and that this single act will
provide a sustainable long-term solution to obviate any adverse
contribution that the development will make to flood risk to properties,
businesses and transport infrastructure in Long Marston. As residents,
all our experience leads us to the opposite conclusion. To perform
effectively the diches will require regular maintenance. The ditches
have got into this parlous state because the landowners which the
developer says they have been working with, have failed to maintain
them properly over many years. The report does not address the issue
of regular maintenance and so provides no evidence to suggest that
this neglect of maintenance will change. This is a further major
limitation on the usefulness of this addendum report.

6. We hope that this planning application will be reject for the reasons
stated here and by many others who have commented on the
additional flood risks inherent in the proposal going ahead.

However if the mitigation measures proposed are deemed adequate,
perhaps with further conditions, we would urge the committee to
consider whether there is an option for a condition on the developer to
lodge a sum of money with Tring Rural Parish Council or some other
body, to fund regular work to maintain the ditches over the long term
to the standard that they propose in this addendum report

Original Comments

| object to this application because what is proposed increases the risk
of flooding to neighbouring properties in Long Marston, in
contravention of planning policy.

Long Marston has suffered several major flooding incidents in recent
years and has a long history of flooding due to its position and
geology. While much of the village is categorised as being in Flood
Zone 1, many properties - including several adjacent to the proposed
site - are identified by the Environment Agency's long term flood risk
(ROFSW) map as being at High Risk of surface water flooding.

The application rightly recognises that any development in this area
needs to be sensitive to the wider flooding risk to residents the village:
however it does not offer sufficient and convincing evidence that it will
not make makes worse.

In particular a key part of its attenuation strategy (6.4.1. Option 1)
relies on clearing surface water from the site via ditches adjacent to
Astrope Lane, which it asserts ultimately feed into the Gudgeon
Stream. Even before this site has been developed these ditches are




routinely already full of water throughout winter. This is in part
because, as the application itself admits in section 10 Conclusions,
the system of ditches in the area are not routinely maintained: the
application's proposed exhortation to riparian landowners to do better
in future cannot be relied upon as a solution for ensuring that this
maintenance will actually happen in future. But even in the make
believe world where the Astrope Lane ditch was adequately
maintained by riparian landowners, | think the application is deficient
because it offers no firm evidence that any such clear route of ditches
and culverts structurally exists to actually drain water from the site
from here into the Gudgeon Stream. Nor, if it does exist, does it offer
evidence as to the capacity of this route to handle the volume of likely
water running off the proposed development site. As a result | fear that
instead of the route the developer are relying on, surface water will run
from the proposed development site towards Marston Court, the
Queen's Head pub, flooding them and other properties in Station Rd
and Chapel Lane. For this reason the application should be rejected

Rose and Crown Cottage

Having played in this field as a child it has always filled with water in
the winter. The 'pits' as they were popular for sliding on when frozen.

Where will all the displaced water go? It is not clear where the water
that the site holds will drain to when we have wet periods.

The ditch that runs parallel to the site is non-functional and runs no-
where - except to overflow and run into the village - in particular the
local pub.

The village is on a knife edge when it comes to flooding. This
development will be one more straw for the over loaded camels back.

Local residents and the Parish council have raised funds and used
personal donations to try and stop the flooding. It is a shame that a
development like this will just add to the problem and cause more
problems for more houses.

If the development is approved could the developers be asked to
ensure the clearance of the ditch that runs down and Astrope lane and
the Gudgeon stream that could take water away from the village

The provision of two parking spaces per house is inadequate for the
modern family these days.

With young people increasingly staying at home into their 20s it is not
uncommon for households to have 4 or 5 cars and vans.

Hillview, Tring Road,
Gubblecote

| object to this planning application with these points:

The land that is proposed for development forms a buffer between the
edge of the flood plain and the rest of Long Marston village. The
village already suffers from a serious flooding problem and this
development will put existing houses at heightened risk. Dacorum
Council has a duty of care.

National Planning policy clearly states that developments cannot put




existing homes at risk.

In 2015 the Environment Agency recommended that this land should
be retained as is to minimise surface water run-off rates and provide
betterment to the flooding risk. The proposal is for expensive three
and four bedroom houses, which will do nothing to help young, local
people get on the housing ladder. There is no requirement locally for
this type of housing.

The local infrastructure is already under pressure from several
developments, which have seen houses built next to the church and in
Astrope Lane and Tring Road. This adversely affects the local
sewage, drainage and water supply, which are outdated and do not
have adequate capacity to cope with this creeping urbanisation of our
rural communities.

The proposed development has inadequate parking, meaning that
cars will be parked in the road, which is already a problem in the
village. In addition the road infrastructure is under strain as it has to
cope with increasing local traffic (from developments already
completed) and through traffic (which has increased considerably due
to large scale development in Aylesbury, Leighton Buzzard and Milton
Keynes). The crossroads in the centre of the village is dangerous and
accidents and severe delays frequently occur when heavy vehicles try
and negotiate a road layout that was not designed for the level of
traffic and cannot be altered.

Please do the right thing and reject this application thus preserving the
village from heightened risks of flooding and infrastructure failure

86 Wyngates, Leighton
Buzzard

| have reviewed the amended plans and would like to add this
objection to my previous submitted objection on the following
grounds:-

Flood risk.

The amended plans still do not include adequate provisions to reduce
the flood risk to Marston Court and Astrope Lane. As | am writing this,
we have received heavy rain in the village in which Astrope Lane has
flooded significantly, resulting in accidents and emergency services
being called out. The flood report states that work needs to be done to
Astrope Lane to reduce the flood risk, and that the ditches will need to
be maintained. The ditches and roads are not maintained now, and |
am doubtful that these will be maintained once the proposed
properties are sold. The multiple significant floods over recent years
have proved time and time again how vital the field is in providing a
soak off for the excess water.

School turning circle.

The proposed turning circle is on a dangerous blind bend on Astrope
Lane. Having grown up in Marston Court, | have frequently had near
misses when trying to exit Marston Court when cars have come
speeding down Astrope Lane. The exit to Marston Court is on a blind
bend and is not a safe or suitable place for a school bus to access.
The current bus stop outside of the school is a much safer place for
the bus to stop.




Original Comments

| object to this application because what is proposed increases the risk
of flooding to neighbouring properties in Long Marston, in
contravention of planning policy.

Long Marston has suffered several major flooding incidents in recent
years and has a long history of flooding due to its position and
geology. While much of the village is categorised as being in Flood
Zone 1, many properties - including several adjacent to the proposed
site - are identified by the Environment Agency's long term flood risk
(ROFSW) map as being at High Risk of surface water flooding.

The application rightly recognises that any development in this area
needs to be sensitive to the wider flooding risk to residents the village:
however it does not offer sufficient and convincing evidence that it will
not make makes worse.

In particular a key part of its attenuation strategy (6.4.1. Option 1)
relies on clearing surface water from the site via ditches adjacent to
Astrope Lane, which it asserts ultimately feed into the Gudgeon
Stream. Even before this site has been developed these ditches are
routinely already full of water throughout winter. This is in part
because, as the application itself admits in section 10 Conclusions,
the system of ditches in the area are not routinely maintained: the
application's proposed exhortation to riparian landowners to do better
in future cannot be relied upon as a solution for ensuring that this
maintenance will actually happen in future. But even in the make
believe world where the Astrope Lane ditch was adequately
maintained by riparian landowners, | think the application is deficient
because it offers no firm evidence that any such clear route of ditches
and culverts structurally exists to actually drain water from the site
from here into the Gudgeon Stream. Nor, if it does exist, does it offer
evidence as to the capacity of this route to handle the volume of likely
water running off the proposed development site. As a result | fear that
instead of the route the developer are relying on, surface water will run
from the proposed development site towards Marston Court, the
Queen's Head pub, flooding them and other properties in Station Rd
and Chapel Lane. For this reason the application should be rejected




