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Report

Major Planning Application
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RECOMMENDATION

That planning permission be GRANTED subject to a legal agreement and the 
conditions set out at the end of this report.

1.0 Summary

1.1 These proposals relate to a site in between the villages of Standon and 
Puckeridge.  Members considered a set of proposals for a larger area 
of land at the same site earlier this year.  The report that was submitted 
to the committee at that time, along with the decision notice setting out 
the decision reached are attached to this report as Essential 
Reference Papers A and B.

1.2 The main consideration for Members remains now, as it did previously, 
whether, in the absence of a sufficient supply of land for housing 
development, the harm that would occur as a result of allowing 
development, significantly and demonstrably outweighs the benefit of 
housing delivery.

1.3 There are a number of areas of harm identified in this report that would 
occur if development were to take place here.  However, there is also 
clear benefit, with regard to the delivery of housing which includes 40% 
affordable housing units.  

1.4 With regard to the judgement to be made, this report concludes that 
there is no harm which significantly and demonstrably outweighs the 
benefits and planning permission can therefore be granted.
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2.0 Site Description

2.1 The site is located to the south of the village of Puckeridge and north of 
Standon Hill (the A120). Known as Café Field, the application site forms 
the western part of the field.  The site is located approximately 11 
kilometres west of Bishop’s Stortford and 16 kilometres north-east of 
Hertford.

2.2 The application site covers an area of approximately 5.5 hectares.  The 
whole field extends to 10.5 hectares in total. It is currently an 
undeveloped parcel of agricultural land used for arable farming. 

2.3 The site’s western boundary is delineated by a stream, the Puckeridge 
Tributary, beyond which is a former hotel complex, water pumping 
station, and a number of existing dwellings. To the south, is the A120 
Standon Hill, which is set at a lower level than the site. To the east, is 
the remainder of the arable field, beyond which is existing residential 
development. 

2.4 The land generally falls from a high point in the east to a low point in the 
west.  Excluding the field boundaries described above, the site is open 
agricultural land. 

2.5 The A10 runs from north to south, approximately 100 metres west of 
the site and provides links to Buntingford and Royston to the north and 
Ware and Hertford to the south.  The A120 (which joins the A10 at the 
roundabout to the south-west of the site) runs immediately south of the 
site. 

2.6 There are no listed buildings within or in close proximity to the site 
although the site is located within an Area of Archaeological 
Significance.

3.0 Background to Proposal

3.1 In September 2016, planning application, reference: 3/15/2081/OUT, 
was submitted in outline for up to 160 dwellings on the whole of the 
Café Field site. The application was subsequently refused by the 
Council.

3.2 The application now submitted has reduced the scale of the 
development proposed to up to 93 dwellings and the size of the site has 
been reduced to comprise the western part of the field.
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4.0 Key Policy Issues

4.1 These relate to the relevant policies in the National Planning Policy 
Framework (NPPF), the adopted East Herts Local Plan 2007; the pre-
submission District Plan (Nov 2016) and the draft Standon 
Neighbourhood Plan (NP):

Key Issue NPPF Local Plan 
policy

Pre-
submission 
District Plan

Draft 
Standon 
NP

The principle 
of residential 
development 
within the 
Rural Area, 
housing land 
supply 

Paragraph 
14, 
section 6

SD1, SD2, 
GBC3, HSG3, 
HSG4

DPS2, 
DPS6,GBR2, 
HOU3, 
VILL1

SP7, 
SP9, 
SP11

Impact on 
landscape 
character, 
views, vistas 
and character 
of area.

Paragraph 
14, 
section 7

SD1, GBC14, 
ENV1, ENV2, 
ENV3,ENV11, 
OSV1, OSV2

VILL1, 
HOU2, 
DES1, DES2 
DES3, 
DES4, NE4, 

SP3, 
SP5, 
SP13, 
SP21.

Impact on 
supporting 
infrastructure, 
roads, 
education, 
health 
services, foul 
drainage etc

Para 14, 
para 17, 
Section 1, 
4, 5

SD1, 
TR1,TR2, 
TR3, TR4, 
TR7, LRC3

INT1, TRA1, 
TRA2, 
CFLR1, 
CFLR3, 
CFLR7, 
CFLR9, 
CFLR10

SP18, 
SP20, 
SP21, 
SP22

Flood risk and 
drainage

Section 
10

ENV18, 
ENV19, 
ENV21

WAT3,
WAT5

SP15, 
SP24

Whether the 
development 
represents a 
sustainable 
form of 
development

Paragraph 
7, section 
8

TR12
LRC3

INT1, 
CFLR1, 
CFLR7, 
CFLR9, 
CFLR10, 
CC1, CC2 
DEL1

SP1, 
SP9,  
SP10, 
SP11

Other relevant issues are referred to in the ‘Consideration of Relevant 
Issues’ section below.
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5.0 Emerging District Plan

5.1 The District Plan has been submitted to the Secretary of State for 
examination.  The view of the Council is that the Plan has been 
positively prepared, seeking to ensure significantly increased housing 
development during the plan period.  The weight that can be assigned 
to the policies in the emerging plan can now be increased, given it has 
reached a further stage in preparation.  There does remain a need to 
qualify that weight somewhat, given that the Plan has yet to be 
examined.

5.2 As indicated, the draft version of the Standon Neighbourhood Plan has 
been published – this includes an allocation for housing development 
on the land which comprises this application.  The NP site is smaller in 
size than this application site, but the quantity of development, namely 
up to 93 units, is the same.

5.3 The larger whole Café Field site was promoted as being available for 
development through the District Plan call for sites process. 

6.0 Summary of Consultee Responses

6.1 HCC Highway Authority raises no objection to the proposal subject to 
planning conditions. These include:

 details of the roads, footways and on-site drainage, existing and 
proposed access arrangements, parking and cycle 
provision/arrangements and servicing/loading and turning areas;

 construction management plan;
 swept path assessments;
 servicing and delivery plan;
 travel plan;
 S38, S278 agreements and Section 106 contribution to secure 

delivery of Travel Plan and improvements to Bus route 331. 

6.2 The Highway Authority has considered the traffic generated by the 
development and reaches the conclusion that the impact on the 
junctions in the vicinity of the site is acceptable.  (These junctions 
include that between the site access road and the Cambridge Road, 
that of Cambridge Road with the A120 and the A120/A10 junctions).  
With regard to highway safety, the view of the Highway Authority is that 
the proposals will not impact on the safety of the local highway network.

6.3 In other comments the Highway Authority notes that there are some 
barriers to pedestrians seeking to access local facilities and this is an 
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important issue in relation to the sustainability of the site.  Existing bus 
stops in the vicinity of the site and pedestrian crossing facilities should 
be enhanced.

6.4 Overall the Highway Authority is of the view that the proposed 
development would not be likely to have a severe impact on the local 
highway network.

6.5 Lead Local Flood Authority (LLFA) comments that the proposed 
development site can be adequately drained and any potential existing 
surface water flood risk can be mitigated through the overall drainage 
strategy.

6.6 The FRA (Flood Risk Assessment) demonstrates a feasible surface 
water drainage strategy based on attenuation features and restricted 
drainage outfall into the Puckeridge Tributary. The drainage strategy 
has been shown on a layout plan along with the corresponding detailed 
surface water calculations and exceedance routes. The applicant has 
also already contacted the Environment Agency in order to arrange the 
two new connections to the Puckeridge Tributary.

Planning conditions are recommended by the LLFA requiring that the 
FRA and the drainage strategy be implemented and more detailed 
plans and information in respect of the drainage systems and the future 
maintenance of them, be submitted at reserved matters stage.

6.7 The Environment Agency raises no objection and recommend the 
inclusion of a planning condition requiring the provision of an 8 metre 
buffer to the Puckeridge Tributary.  Treatment should be applied within 
the buffer zone to create a wildlife corridor.  The EA also seeks a 
scheme of enhancements to the water course to the south west side of 
the site, potentially removing the concrete lined channel or realigning/ 
re-profiling the channel to create a more natural alignment.

6.8 EHDC Engineering Advisor comments that the majority of the site is 
located within flood zone 1 apart from a proportion of the western edge 
which runs alongside the Puckeridge Tributary. The site is away from 
overland surface water flows apart from a narrow line of inundation that 
runs alongside the western edge and an additional small area to the 
west of the centre of the field. 

6.9 There are no historical flood incidents shown at the site. The 
development includes the provision of SuDS in the form of detention 
basins and swales which will assist flood risk reduction in the Standon 
Hill area and provide useful additional biodiversity and amenity spaces. 
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There are opportunities for the provision of additional SuDS features 
including green roofs, bio retention areas, rainwater harvesting, water 
butts. Further reductions in potential flood risk may be achieved with the 
provision of betterment to the Puckeridge Tributary watercourse with 
the replacement/naturalisation of the retaining walls. 

6.10 Thames Water has identified an inability of the existing waste water 
infrastructure to accommodate the needs of the application.  It 
recommends that, if it is proposed that the development should 
proceed, that a condition is applied requiring a drainage strategy to be 
identified and agreed, this would also include an assessment of the 
impact of the proposals on the sewage treatment works.  In this 
respect, a foul water impact study is also required to be carried out to 
confirm the extent of works required.

6.11 EHDC Housing Development Advisor raises no objection to the 
proposed development and notes that provision is made for 40% 
affordable housing across the scheme, and that these should be 75% 
affordable rent to 25% shared ownership.  

6.12 HCC Historic Environment Advisor comments that the application site 
was the subject of archaeological investigation prior to the 
determination of the previous application.  Significant heritage assets of 
archaeological interest were identified in the eastern part of Café Field 
– but no significant heritage assets were identified in the western part of 
the site. 

6.13 Therefore, no objection is raised to the proposed development as it is 
unlikely to have an impact upon heritage assets of archaeological 
interests. 

6.14 EHDC Landscape Advisor recommends that planning permission be 
granted.

6.15 The Landscape Advisor comments that the site is a large agricultural 
field with the main feature of the site being its topography which slopes 
generally downwards in an east to west direction. The southern 
boundary comprises of linear hedgerow vegetation and trees, which 
helps screen the site from passing traffic. The surrounding wider 
landscape to the south is open countryside, as is the land on the 
western and opposite valley side. 

6.16 There are a small number of dwellings, a former hotel complex and 
water pumping station located to the west of the site and a housing 
estate beyond the eastern boundary. 
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6.17 The site maintains a strong relationship with the surrounding open 
landscape as well as the field and allotments to the north and provides 
a clear transition between village development(s) and the surrounding 
countryside. 

6.18 The illustrative masterplan shows the central and steeper sloping part 
of the site comprising green space infrastructure provision and ponds or 
swales arranged along the western part of the site and valley floor as 
well as along the upper ridge. New tree planting to screen or soften the 
development from certain views is proposed around the perimeter of 
the site, and also along the ridge line of the eastern plateau which helps 
mitigate adverse landscape and visual effects.

6.19 The development results in some loss of open countryside resulting in 
change to the local landscape character.  The detriment to existing 
visual amenity and views is not unacceptably high due to the well 
thought out site planning and indicative layout which accommodates a 
high level of green space infrastructure provision.

6.20 The indicative proposals assimilate well with the topography of the site 
and the overall development should not have unacceptable adverse 
landscape and visual impact upon the wider landscape provided 
suitable landscaping is put in place, as shown by the indicative layout.

6.21 Herts Ecology comments that there are no biological records for the site 
or adjacent to it. Protected species were not considered a constraint to 
the proposals. The presence of bats in trees was thought to be 
negligible-low, and badgers were noted beyond the watercourse on the 
western boundary. A number of suitable and appropriate biodiversity 
recommendations and enhancements – as described within the 
submitted ecological report are supported. A Landscape and 
Biodiversity Management Plan is recommended.  

6.22 HCC Development Services Team requests financial contributions in 
respect of the following matters:-

 Nursery education contributions towards increasing places in the 
village (£31,224)* joint Early Years;

 Middle education towards expansion of Ralph Sadlier School up to 
5 form entry (£125,684);

 Upper education contribution towards increasing expansion of 
Freman College from 9 form entry to 10 form entry (£121,815).

 Childcare Service towards increasing places in the village 
(£12,017)*joint Early Years;
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 Library Service towards Buntingford Library to support the 
provision and the development of the IT in the Library (£14,367).
*To be combined to Early Years provision in the village and be 
included within any Section 106 agreement. 
The County Council also seeks the provision of fire hydrants to 
ensure water supply in the eventuality of fire.

6.23 HCC Minerals and Waste refer the Council to Waste Plan policies and 
the requirement to consider recycling and waste minimisation and 
management in the construction process.  The advisor also refers to the 
HCC Minerals Local Plan and Policy 5 which seeks the opportunistic 
extraction prior to non-mineral development.  It is noted that this site is 
located within the Hertfordshire sand and gravel belt. 

6.24 Further clarification has been received which sets out that HCC does 
not consider there is unacceptable mineral sterilisation if development 
were to occur at this site and its approach is only to encourage 
opportunistic extraction of minerals which may be discovered during the 
early stages of construction.

6.25 EHDC Environmental Health Advisor raises no objection to the proposal 
and recommends the provision of planning conditions requiring noise 
attenuation measures for the new dwellings and a contaminated land 
survey. 

6.26 Herts Fire and Rescue Services comments that access for fire fighting 
vehicles and water supplies should be provided and appropriate 
provision of fire hydrants.

6.27 Campaign To Protect Rural England acknowledges the reduction in 
number of dwellings proposed on the site compared with the previously 
refused scheme but still objects to the development on the following 
grounds:

 Contrary to Local Plan policy – on land designated as Rural Area 
beyond the Green Belt;

 A major extension to a very small area of built development at the 
A120/A10 junction; 

 Site is entirely open farmland outside all three settlements;
 Contrary to NPPF;
 Site is not officially allocated for housing;
 Site is not sustainable. 
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7.0 Parish Council Representations

7.1 Standon Parish Council has made a lengthy and detailed submission in 
relation to the proposals.  It concludes the submission setting out that it 
does not, in principle, object  to the proposed development, but seeks 
clarification on a number of points.

7.2 At an earlier point in the letter however the position of the PC does not 
appear so clear cut.  The PC refers to the draft Standon Parish 
Neighbourhood Plan and the identification of the western part of the 
field as being suitable for development in it.  The PC makes it clear that 
the level of development imposed by this Council (East Herts) has been 
beyond its control and that the NP has been developed to achieve the 
least impact on the parish as possible whilst accommodating 
development.  The PC sets out that if this Councils District Plan is 
challenged and the level of development required falls, then 
development proposals of this nature would be considered premature.  
It states that, in advance of allocation, the site comprises part of the 
rural area beyond the Green belt.

7.3 The PC raises a number of further issues which can be summarised as:

 Concern with outline application – ‘full’ application may differ 
significantly once submitted;

 Would like conditions sought to ensure landscaping and design 
and density are delivered 

 Objection to proposed three and two and a half storey dwellings – 
out of keeping in the area;

 Concern with proposed SuDS and maintenance thereafter, the PC 
will not be willing to adopt these;

 Would like provision of habitat improvements;
 Concern with waste water capacity;
 Increase in traffic and congestion with the potential for traffic to 

divert through the village, this is considered to severely worsen 
traffic conditions and congestion in the village;

 Concerned with submitted Road safety Audit – pedestrian safety 
when crossing the A120 to the south of the site;

 Concern with potential for future development proposals to come 
forward beyond the east of the site, so strong boundaries should 
be implemented;

 Various planning conditions are requested relating to density; 
access; layout; affordable housing allocation; landscaping; 
drainage and management company relating to the landscaped 
areas.
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8.0 Summary of Other Representations

8.1 A total of 27 representations in objection have been received which are 
summarised as follows:-

 Inappropriate form of development in rural area;
 Development is unsustainable in economic, social and 

environmental terms;
 Development will merge the two villages (Puckeridge and Standon) 

closer together and create a town;
 Cumulative impact of this development and other development 

should be considered;
 Overbearing impact on village character;
 Development is contrary to emerging policy in pre-submission 

District Plan in terms of the allocation of housing in the villages of 
Standon and Puckeridge;

 Development does not address the draft policies in the 
Neighbourhood Plan and should not be approved until the 
Neighbourhood Plan is adopted;

 Harmful social issues with affordable housing provision;
 Site is too far from village amenities in terms of walking/cycling 

distances;
 Harmful impact on local landscape and views of the development 

from surroundings;
 Harmful increase in traffic volumes and congestion on main roads 

and roads within the village;
 Harmful highway safety impact associated with access from 

Cambridge Road onto the A120 and resultant impact on traffic 
diverting through the village;

 Roads conditions within the village are insufficient in terms of width 
to accommodate increased traffic movements;

 Impede access to existing development at Vintage Court;
 Inadequate school places and infrastructure to accommodate the 

development;
 Existing medical centre will be unable to cope with additional 

people from the development;
 Increased flood risk associated with the development;
 Insufficient sewerage system to accommodate number of dwellings 

and increase in population; 
 Harmful increase in noise and air pollution associated with cars 

and development;
 Loss of habitat for biodiversity and ecology;
 Loss of trees and hedgerow.
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9.0 Planning History

Ref Proposal Decision Date

3/95/0908/FP

Change of use of 
agricultural land and 
erection of a golf 
academy including driving 
range, reception building 
and 9 hole golf course

Approved 
with 
conditions

19.10.1999

3/04/1748/FN Renewal of LPA 
reference 3/95/0908/FP Refused 13.12.2005

3/15/2081/FP

Outline planning for up to 
160 houses with all 
matters reserved except 
access.

Refused 10.02.2017

10.0 Consideration of Relevant Issues

Principle of development and Housing Land Supply

10.1 The site lies outside the defined village boundary of Puckeridge and 
therefore within the Rural Area Beyond the Green Belt in both the 
current adopted Local Plan and the emerging District Plan.  In the 
current Local Plan, policy GBC3 only allows for specific forms of 
development, not including new residential developments, in such 
locations.  This policy approach is replicated in policy GBR2 of the 
emerging District Plan. The proposal therefore represents inappropriate 
development in the Rural Area beyond the Green Belt. 

10.2 In the emerging District Plan, Standon and Puckeridge together are 
identified as a Group 1 village.  Policy VILL1 sets out that the Group 1 
villages not constrained by the Green Belt should collectively 
accommodate growth of at least 10% (Standon and Puckeridge are 
included in this sub group). The policy encourages the preparation of 
Neighbourhood Plans (NPs) to allocate land to enable this growth and 
that, prior to the preparation of NPs, development will be limited to the 
built up area defined on the emerging District Plan proposals map.

10.3 A draft Neighbourhood Plan (NP) for Standon Parish has been 
produced which identifies land in the area of the application site as an 
allocation for residential development.  The NP allocation and the 
application site are not contiguous, the application site being larger and 
extending further to the east.  However, the number of units proposed 
to be accommodated is the same at 93. 
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10.4 The comments of the Parish Council with regard to the potential for the 
policy background to change are noted.  That potential possibility is the 
reason why the weight that can be assigned to emerging plans is 
always less than can be assigned to finalised and adopted plans.  In 
this case however, whilst Members are advised that there is good 
reason to believe that the Councils emerging District Plan will not be 
subject to substantial amendment during examination, with regard to 
housing numbers, if it were to be modified and/or delayed, then the 
positive presumption, established in the NPPF, indicates that proposals 
for residential development should be supported in any event.

10.5 In that respect the NPPF requires that the planning authority identifies 
and updates annually a supply of specific deliverable sites sufficient to 
provide five years’ worth of housing (para 47).  It also sets out that 
where the development plan is absent, silent or relevant policies are out 
of date, permission should be granted unless any adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in the Framework taken as a whole; 
or because specific policies in the Framework indicate development 
should be restricted (para 14).  This is what the presumption in favour 
of sustainable development means in relation to decision taking.

10.6 In addition paragraph 49 of the NPPF confirms that housing 
applications should be considered in the context of the presumption in 
favour of sustainable development in accordance with paragraph 14 of 
the NPPF. Paragraph 49 of the NPPF also establishes that relevant 
policies for the supply of housing should not be considered up-to-date if 
the local planning authority cannot demonstrate a five year supply of 
deliverable housing sites.

10.7 The Council has acknowledged its current policies, with regard to the 
delivery of sites for housing, through the settlement boundaries and 
housing allocations based on the 2007 Local Plan, are out of date. The 
pre-submission District Plan has been published and sets out an up to 
date policy position in relation to the supply of land for housing.  It is 
considered that some weight can now be assigned to this emerging 
policy position however; this still has to be moderated as the housing 
supply and delivery policies are yet to be confirmed. 

10.8 Currently then, the Local Planning Authority is unable to demonstrate a 
five year supply of deliverable housing sites against the annual 
requirement of the adopted Local Plan and the annual requirement of 
its emerging Local Plan. 
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10.9 Considering the weight that can be assigned to the various elements of 
the policy background then. The Councils District Plan has reached a 
reasonably advanced stage and is capable of attracting reasonable 
weight. The Examination into the Plan will have just commenced as at 
the date of this committee meeting.  The draft NP is seeking to 
positively address the housing supply issue in the area. Sites have 
been put forward for inclusion in the NP and the application is based on 
one of those (albeit larger) to be included within the development 
boundary and identified as suitable for a residential development of 93 
dwellings. In this context, where plans are not currently finalised, it 
remains necessary to consider the proposals against the test set out in 
the NPPF and to determine whether the adverse impacts of the 
development will significantly and demonstrably outweigh the benefits 
and therefore whether it is sustainable or not.

10.10 The main and significant benefit of the proposals is the delivery of 
housing. Significant favourable weight is assigned to this.  The 
applicant has also set out that 40% of the housing provision would be in 
the form of affordable units which again attracts significant positive 
weight. This would provide at least 37 affordable homes across the site, 
also afforded significant positive weight. 

10.11 Details of the nature and mix of housing are not available at this stage 
given the outline nature of the proposals.  The details of these elements 
are of some significance given the scale of the proposals. The low 
density of development proposed (approx. 16 dwellings per Ha) would 
tend to lead any subsequent developers toward a predominance of 
larger units, which may not sit comfortably with the emerging policy 
requirements in relation to housing sizes.  However, it does not 
preclude an acceptable mix of development coming forward.

Impact on Landscape and Character of Area

10.12 The core principles of the NPPF set out that planning should take 
account of the different roles and character of different areas, 
….recognising the intrinsic character and beauty of the countryside… 
(para 17).  Section 7, requiring good design, sets out that developments 
should respond to local character and history and reflect the identity of 
local surroundings.

10.13 Local Plan policy GBC14 sets out that a Landscape Character  
Assessment will be used to assess development proposals and will 
seek to improve and conserve local landscape character by conserving, 
enhancing or creating desirable landscape features; contribute to the 
strategy for managing change with reference to  the Landscape 
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Character Assessment and; enhance or conserve key characteristics 
and distinctive features. 

10.14 Policies ENV1, 2 and 3 set out a need for development to demonstrate 
compatibility with the structure and layout of the surrounding area, 
consider the impact of any loss of open land on the character and 
appearance of the locality, retain and enhance existing landscaping.  
Policy SD1 requires development to be physically well integrated and 
respond to local character. 

10.15 Policies OSV1 and 2 set out the criteria for development coming 
forward in villages and include requirements relating to amenity, the 
impact on open spaces  or gaps, views and vistas and the need and to 
respect the character, visual quality and landscape of the village and 
surroundings.  Policy ENV11 is relevant and relates to tree protection.

10.16 In the emerging District Plan policy VILL1 sets similar criteria for 
development in the Group 1 villages, including the impact on open 
spaces and gaps, views, vistas and neighbouring amenity. Policy HOU2 
sets out the approach to housing  density, requiring proposals to 
demonstrate how density has been informed by the character of the 
local area. Emerging policies DES1 and DES2 deal with landscaping 
with the additional requirement (over the current Local Plan) for a 
Landscape and Visual Impact Assessment and/or Landscape 
Sensitivity and Capacity policy.

10.17 Policies DES3 and DES4 set out a range of detailed design and layout 
requirements, including the need to consider crime prevention.

10.18 In the NP policy SP3 sets out that all proposals must seek to protect 
and enhance key views and vistas. Policy SP13 relates to  density, 
setting out that density should not exceed 25 homes per hectare (for  
developments over 10 homes). In relation to this matter, it is considered 
that the current policies in the 2007 Local Plan remain relevant and are 
not out of date.  The emerging policies are also considered to align with 
the approach of the NPPF, and, draft policies within the neighbourhood 
plan carry weight, but are subject to change before adoption. 

10.19 The indicative proposals show a single area of development within the 
centre of the site with substantial open and landscaped space to the 
boundaries.  This is an indicative set of proposals and would not 
necessarily be the final outcome if permission is forthcoming.  It would 
be necessary to consider these matters in more detail as part of a 
reserved matters or full application.  However, it is appropriate to note 
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now that the indicative proposals show a development which can be 
achieved and on which the Advisors comments are based.

10.20 The applicant has assessed the impact of the proposals with regard to 
the landscape.  The assessment concludes that the proposals will have 
a moderate impact but that this can be mitigated by a range of 
measures that are proposed to be implemented as part of the 
proposals.  Land to the east, which slopes up to a ridge and plateau 
and which is now outside of the site, will remain undeveloped and 
visible in wider views.  The development will sit at a lower level adjacent 
to existing development on Cambridge Road.

10.21 The Councils Landscape Advisor, in assessing the impact that 
development on the site will have, reaches the conclusion that the 
landscape has the capacity to accommodate the development, provided 
landscape features are implemented and allowed to mature.  There will 
be a time period during which new development on the site is a 
significant new element in the landscape.  In the longer term, as is the 
case with many new developments of this scale, landscaping measures 
will become established and the development will become more 
assimilated into the landscape.

10.22 It is considered that the impact of the development proposals in respect 
of the landscape character, both local to the site and further afield, is 
therefore acceptable and whilst there is harm, this is in the short term in 
landscape terms.

Infrastructure requirements: education, open space, health care, 
highways etc

10.23 The NPPF sets out that decision taking should proactively drive and 
support sustainable economic development to deliver the 
homes….infrastructure and thriving local places that the country needs.  
Section 4 of the NPPF covers transport matters and sets out that the 
transport system needs to be balanced in favour of sustainable 
transport modes.  It acknowledges however that opportunities to 
maximise sustainable transport solutions will vary from urban to rural 
areas.  

10.24 Para 32 of the NPPF contains the statement setting out that plans and 
decisions should take account of improvements that can be undertaken 
within the transport network that cost effectively limit the significant 
impacts of developments.  Development should only be refused on 
transport grounds where the residual cumulative impacts are severe.
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10.25 Section 5 sets out the national policy aim to secure high quality 
communications infrastructure.

10.26 Current Local Plan policy SD1 requires that all developments 
encourage sustainable movement patterns through design and 
transport infrastructure.  Policies TR1, TR2, TR3, TR4 and TR7 deal 
with transport infrastructure matters.  Policy TR1 seeks to require 
measures, as part of developments, to ensure that alternative transport 
options are available to new occupiers.  Policy TR2 requires the 
achievement of safe access, TR3 the assessment of the impact of new 
traffic generated, TR4, new travel plans and policy TR7 relates to 
parking standards applied to new developments.

10.27 Current policy LRC3 relates to the need to provide adequate and 
appropriate open space and recreation infrastructure and IMP1 sets out 
a broad requirement for the appropriate provision of infrastructure 
associated with new development.  

10.28 In the emerging District Plan policy TRA1 promotes sustainable 
development and TRA2 the need to secure safe and suitable highway 
access to new developments.  The emerging CFLR policies are 
relevant with 1 referring to expectations in relation to open spaces, 
indoor and outdoor sport, 3 the maintenance and enhancements of 
rights of way, 7 the provision of community facilities, 9 the promotion of 
health and wellbeing and 10, education requirements.  

10.29 Policies DEL1 and DEL2 set out the requirement for the Council to work 
with infrastructure providers and that it will seek planning obligations to 
ensure that reasonable infrastructure requirements are met.

10.30 The relevant NP policies are as follows:  SP18 seeks to enable the 
provision of a new access link road between the Cambridge Road and 
the A10 south carriageway.  SP20 refers to securing improvements to 
walking and cycling links within the Parish, SP21 to the provision of 
public open space and SP22 again the protection and enhancement of 
rights of way and means of public access.

10.31 The policy approach to planning obligations set out in the Council’s 
Planning Obligations SPD and the Herts County Council (HCC) 
Planning Obligations Toolkit is also relevant.

10.32 In relation to this matter, the current Local Plan policies and those 
emerging through the District Plan are considered to be relevant and up 
to date.  The current policies are considered to be capable of attracting 
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appropriate weight as a result.  The emerging District Plan policies and 
the NP policies are subject to outstanding objection.

Non-transport infrastructure

10.33 In relation to childcare, nursery, middle and upper education, youth and 
library provision, HCC have set out that it seeks financial contributions 
in accordance with its Planning Obligation toolkit.  It does not set out 
any case that unacceptable demand will be placed on these forms of 
infrastructure in the absence of these contributions.  Having regard to 
the comments from the County Council, the contributions requested are 
considered necessary and reasonable based on pressures that the 
development will place on existing infrastructure.  The obligations are 
therefore considered to meet the tests set out in Section 122 of The 
Community Infrastructure Levy Regulations (CIL) 2010.  

10.34 The East Herts Council Planning Obligations SPD also requires 
contributions towards open space provision.  The indicative proposals 
show a way in which a reasonable level of public, amenity green space 
and play provision can be made as part of the development.  Whilst the 
proposals are indicative, given the number of units and density of 
development proposed, it is considered that, regardless of the detailed 
form in which proposals may come forward, it should be entirely 
feasible to achieve adequate open space and play facilities appropriate 
to the development.  Future maintenance provisions for these elements 
are not established at this stage.

10.35 In respect of other open space and community facilities the following 
contributions are recommended in the Councils SPD:

 Outdoor Sports Facilities; 
 Community facilities; 
 Recycling provision.

10.36 Having regard to the information available, together with the Planning 
Obligations SPD and Open Space SPD, it is considered that the 
contributions referred to above are (a) necessary to make development 
acceptable in planning terms (b) directly related to the development (c) 
fairly and reasonably related in scale and kind to the development in 
accordance with s.122 of The Community Infrastructure Levy 
Regulations (CIL) 2010.

10.37 With regard to health care provision, financial contributions towards the 
enhancement of services were requested in relation to the earlier 
proposals for the larger site.  On this occasion, no submission has been 
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received from the CCG as at the date of publication of this report.  
Officers will follow this matter up with the CCG to check if the reduced 
scale of development has led the CCG to a position where it does not 
consider that securing funding is appropriate.

Transport infrastructure

10.38 Representations have been received raising concern with respect to the 
impact of the proposals on highway safety at the access onto 
Cambridge Road. Concern is also raised that the junction of Cambridge 
Road with the A120 (Standon Hill) to the south of the site, is dangerous 
and that it is difficult for traffic exiting from Cambridge Road to join the 
flow of traffic on the A120. As a result, there is a concern that this will 
encourage vehicular traffic to travel north along Cambridge Road 
through the historic core of Puckeridge, which has limited road width 
and experiences congestion.

10.39 The draft NP refers to high car ownership and that out-commuting from 
the Parish is almost entirely by car. The NP also refers to traffic flow 
information and local analysis associated with the A120 and a ‘severe’ 
conflict at the junction between the A120 and Cambridge Road. To 
address this issue, the draft NP proposes in draft policy SP18, as 
indicated above, the provision of a new access road between 
Cambridge Road and the southbound A10, to be implemented in 
association with the closure of the exit from Cambridge Road to the 
A120. 

10.40 The Highway Authority has been consulted on this planning application, 
its comments are summarised above.  It raises no objection with regard 
to highway safety or the capacity of the existing highway network to 
accommodate the development proposal. It has considered the 
Transport Assessment submissions made by the applicant which, 
taking into account nearby recent planning permissions, assesses the 
impact of traffic generated by this site on the local road network.  It 
conclusion, and that of the Highway Authority is that, in comparison with 
the levels of traffic already present on the A120 and A10, the impact of 
this development is negligible.

10.41 Members will recall that, given the previously expressed views in 
relation to highways matters, the Council engaged a highway consultant 
to advise it independently, in relation to the previous proposals at the 
site.  At that stage, the proposed development was for up to 160 
homes.
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10.42 With regard to highway safety, the Councils consultant advised that the 
existing Cambridge Road/ A120 junction may be perceived as 
‘dangerous’ but accident records confirm that the junction has a good 
safety record.  The consultant undertook site assessment and radar 
survey analysis to reach his conclusions on the matter.  Those 
conclusions were that, with the 160 unit scheme, the junction would 
continue to operate acceptably.  There has been no change in 
circumstances which suggest that a scheme of a reduced number of 
units will now have a harmful impact.

10.43 With regard to the operation of the junction, the consultant observed at 
peak times currently that the delay in vehicles being able to make the 
right turn out of the Cambridge Road onto the A120 at the junction is, 
on average, 20-25 seconds.  The maximum time was observed as over 
a minute and the maximum queue length was observed at 4 vehicles 
(although there were long period of no queue).

10.44 Between the Cambridge Road /A120 junction and the main part of the 
village, the Cambridge Road is wide and free flowing. There is traffic 
calming in the village and on street parking, which effectively makes the 
route through the village single lane in many places. Traffic flows 
through the village were not observed to be high during the early 
morning peak, and no significant delay was encountered. The typical 
journey time between the Cambridge Road/ A120 junction and the 
roundabout to the north of the village with the A10 is about 2 minutes.

10.45 The consultant noted that traffic flows through the Cambridge Road/ 
A120 junction are highest during the peak period of 07:30 - 08:30.  This 
may have resulted in the junction operating above capacity during this 
period with the addition of the development attracted traffic for the 160 
unit scheme. Whilst the delay to traffic seeking to exit this junction will 
still rise with the current scheme, the potential early peak is likely to 
remain unchanged, because of the distance drivers will be travelling to 
work places.  Hence, as previously concluded, the time at which any 
traffic may divert through the village to avoid any extended delay would 
be when traffic flows and pedestrian activity in the village is low.  The 
conclusion remains then that the impact on Puckeridge village centre 
would not be severe.

10.46 In relation to the policy requirements of the NPPF, the current Local 
Plan and emerging District Plan, it is considered that the proposals are 
acceptable and that the impact of the proposals on the adequate and 
safe operation of the highway are acceptable.  
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10.47 The policy approach in the NP is noted, however, given the early draft 
stage of production of the NP, it is considered that the draft policy 
requirement in relation to the provision of a new Cambridge Road/ A10 
link road can be assigned very limited weight at this stage.

10.48 Overall, in infrastructure terms, it is considered that the proposals are 
acceptable in relation to the burden they place on infrastructure and 
meeting future needs for infrastructure and no negative weight is 
assigned In respect of this matter.

Drainage/ Flood Risk

10.49 The NPPF sets out that Local Planning Authorities should take full 
account of flood risk, water supply and demand considerations.  New 
development should be planned to avoid increased vulnerability to the 
range of impacts arising from climate change.  The NPPF also sets out 
that the planning system should provide net gains in biodiversity where 
possible.

10.50 In the current Local Plan, policy ENV18 requires that development 
should preserve and enhance the water environment.  Policy ENV19 
addresses issues related to areas at risk of flooding and policy ENV21 
deals with surface water drainage matters.

10.51 In the emerging District Plan, policy WAT3 sets out that development 
proposals should preserve and enhance the water environment 
ensuring improvements in surface water quality and the ecological 
value of watercourses and their margins.  Opportunities should be 
taken for the removal of culverts and river restoration and 
naturalisation.  WAT5 relates to the implementation of sustainable 
drainage solutions.

10.52 In the NP, policy SP15 indicates support for the incorporation of 
sustainable drainage schemes and policy SP24 sets out that 
development that will result in an increase in surface water run off or 
flood risk will not be permitted.  It also requires the submission of 
detailed water and drainage management assessments to show how 
surface and waste water is to be managed.  As above, it is considered 
that the current policies are relevant, not out of date and capable of 
attracting weight. 

10.53 The majority of the application site lies within flood zone 1 which is an 
area designated at low risk of fluvial flooding. The area to the far west 
of the site and which is adjacent to the Puckeridge Tributary is in an 



Application Number: 3/17/1055/OUT

area of higher flood risk in terms of risk of fluvial flooding and surface 
water. 

10.54 The indicative plan submitted shows how the proposed dwellings could 
be located away from the watercourse to the west of the site and not 
located in a high flood risk area in terms of fluvial flooding.  Whilst in 
outline form and as noted above, it is considered if detailed proposals 
differ from the current indicative plans there is no reason to believe that 
an acceptable location of development could not be achieved in respect 
of this issue.

10.55 It is also necessary for the development to make appropriate provision 
for dealing with surface water drainage. The Environment Agency 
makes no comment in respect of this matter and neither the LLFA nor 
the Councils Engineers or Thames Water object to the development in 
terms of Flood Risk. 

10.56 In this respect, the development is proposed to incorporate the 
provision of attenuation ponds to the west of the site.  The indicative 
plans indicate that surface water will be stored in those areas and 
released into the Puckeridge Tributary. The development is able to 
achieve Green Field runoff rates including allowance for climate 
change. The proposed sustainable drainage systems will therefore 
provide appropriate provision for surface water and will assist in 
improving the quality of water before it enters the receiving water 
course; provide biodiversity enhancements and an attractive outlook 
and layout for the proposed development if it comes forward in this way 
in detail.

10.57 With regard to the impact on sewerage treatment no objections are 
raised in respect of this matter by Thames Water. However a condition 
is recommended by that statutory consultee requiring the undertaking of 
further survey work of the existing sewerage system and, in the event 
that capacity issues are identified, the provision of appropriate 
mitigation measures are put in place to improve the system. 

10.58 At this point, there is some uncertainty with regard to the significance of 
this matter.  It may be the case that upgrades or reinforcements 
required are minimal and can be achieved with ease and at minimal 
cost.  However, prior to the completion of survey work, an assumption 
that this will be the outcome is not  based on any substantive 
information.  

10.59 In the absence of further certainty in relation to this matter, and 
therefore the risk it represents to the ability to bring the site forward, it is 
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considered that some negative weight must be assigned to the impact it 
may potentially have on the proposals. 

10.60 The Councils Engineering Advisor and the Environment Agency have 
identified the potential for the proposals to achieve enhancement and 
biodiversity gain in relation to the treatment to the watercourse adjacent 
to the south west boundary of the site.  This proactive approach is 
promoted by the NPPF and current Local Plan and emerging DP and 
NP policies.

10.61 No detail is currently provided with regard to the extent to which the 
proposals may address this matter but the indicative proposals do show 
the inclusion of a buffer to the watercourse.  It is clear that appropriate 
improvements could form part of the detailed proposals and there is 
scope for them to be achieved without any significant impact on the 
ability of the site to accommodate the identified development.

Other matters

10.62 Ecology:  The comments from Herts Ecology are noted – there will be 
no significant harm to protected species that would warrant further 
ecological surveys, in accordance with policy ENV16 of the Local Plan. 
The consultee recommends planning conditions requiring a detailed 
strategy for enhancing biodiversity and ecology which is considered 
necessary and reasonable having regard to the provisions in section 11 
of the NPPF. 

10.63 Noise: The site is adjacent to the A120 road which generates significant 
noise and activity.  Protection is afforded by some roadside planting in 
between the A120 and the application site which is already in place.  
The Councils Environmental Health Officers have considered this 
impact and recommend the inclusion of a planning condition requiring 
that a scheme for noise attenuation measures is provided in respect of 
internal and external areas of the proposed dwellings. 

10.64 Agricultural land classification.  The NPPF sets out the impact of 
development on the use and quality of agricultural land as an economic 
impact.  The use of lower grade agricultural land (grade 3b, 4 and 5) is 
to be favoured in place of higher quality land (grade 1, 2 and 3a).  The 
applicant has undertaken an assessment of the quality of the land at 
the site and has established that the majority of the site should be 
classified as grade 3b land or poorer.  The applicant refers to the 
principle of the loss of the agricultural land by virtue of a planning 
permission granted for a golf course in 1995.  Whilst that permission is 
acknowledged, it was not implemented and it is appropriate now to 
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assess the impact of the proposals against the comparatively recent 
policies applied in the 2012 NPPF.

10.65 Some of the site is of grade 3a, better quality land.  This is located in 
that part of the land that would be lost to agriculture in any event if the 
NP proposals proceeded on the basis that they are in draft form.  
However, little weight is being assigned to them at this stage and this 
issue is capable of consideration in the work involved in moving the 
draft NP through to finalisation.  At this stage then some, but very 
modest, harmful weight is assigned to the loss of some higher quality 
agricultural land at the site.

10.66 Residential Amenity: With regard to the impact of the proposals on 
residential amenities of the locality, it is considered that the indicative 
plans submitted show that the development is capable of being located 
approximately 25-30metres from the adjoining residential development 
to the west of the site. As such, it is considered that there will be no 
significant or material harm to the living conditions of those adjoining 
residential properties. It should also be possible to ensure a layout that 
provides adequate amenity for potential future occupiers. It is 
anticipated that, there would be the potential for some temporary 
amenity impacts during construction, but these would be mitigated by 
means of a Construction Management Plan.

Whether the development is sustainable

Economic and Social sustainability

10.67 With regard to the economic dimension of development, the appeal 
decision relating to the Cambridge Road site considered that the 
construction of 24 dwellings would assist the local economy in terms of 
labour opportunities and demand for materials and services during the 
construction phase, and that, once the development is occupied there 
would be additional support for local services.  The same situation 
arises with this application and, of course, on a greater scale.  The 
proposals are considered to impact beneficially therefore in economic 
terms attracting positive weight.

10.68 With regard to the social dimension of sustainability, Members are 
aware of the Council’s lack of five year supply of housing and that 
bringing the site forward for housing development, including 40% 
affordable housing, is to be considered positively.  

Transport sustainability 
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10.69 The relevant policies relating to the provision of measures to support 
sustainability were set out in relation to infrastructure above.  With 
regard to access to services and village facilities.

10.70 This site is within around 0.9km of the amenities in Puckeridge village 
centre to the north of the site (where there is a small convenience shop, 
tea room and pubs) and a further 0.5km to the schools (primary and 
middle), medical centre and community playing fields. Access would 
also be available to the village centre of Standon, via new foot links to 
Standon Hill (where there is a further small convenience shop) to the 
east of the site (around 1.2km).

10.71 A Travel Plan has been produced which sets out that local pedestrian 
and cycle routes are considered to be adequate and attractive.  
However, whilst cycling and walking within the site can be made 
attractive, with dedicated provision, using quiet roads or through being 
located in green spaces, foot and cycle access to the village centre of 
Puckeridge is likely to be seen by residents as rather convoluted, 
having to travel generally away from the village within the site before 
returning north on Cambridge Road.  

10.72 The applicant has attempted to address this previously by engaging 
with landowners of the Cambridge Road site and Poor’s Land, to the 
north of the site, to establish whether pedestrian/cycle links between 
the development and those sites could be created which would provide 
routes which are shorter, more direct, more attractive and generally 
allow further distances to be travelled before trafficked roads have to be 
joined. They have not been achieved however.  

10.73 With regard to trips to Standon village centre, again, whilst travel within 
the site can be catered for and the route will be perceived as more 
direct, once closer to the village centre, walkers and cyclists will be 
obliged to travel along the A120 with its significant traffic volumes.

10.74 Despite the assertions of the submitted draft Travel Plan the lack of 
more attractive and dedicated foot/ cycle routes means that the site 
cannot be said to perform well with regard to Local Plan policy TR1, 
emerging District Plan policy TRA1 and NP policy SP20 and 22.  The 
requirements of the Highway Authority in relation to the provision of a 
Travel Plan are noted and it is difficult to anticipate, at this stage, how 
the draft plan may change, given that the measures to encourage the 
take up of sustainable transport options appear limited.  In a similar 
vein, the proposals are considered to perform poorly in relation to 
emerging District Plan policy CFLR9 which encourages new 
development to maximise new provision of safe and well promoted 
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walking and cycle routes.  The current policies are considered to be 
relevant and up to date in this respect and capable of attracting weight.

10.75 There are acknowledged limitations in public transport which impedes 
the social credentials of the proposal and which impacts negatively on 
the environmental role of sustainability in terms of the likely reliance on 
the use of private car for access to employment and for larger shopping 
excursions. 

10.76 Whilst noting the above circumstances, the site is considered, in overall 
terms, to be reasonably sustainably located with appropriate level of 
access to a range of local and day-to-day services and facilities within 
the villages of Standon and Puckeridge. However there appear to be 
few positive steps being taken to promote sustainable travel or to make 
the use of alternative travel modes more attractive to access these 
facilities.

10.77 In addition, the majority of major shopping trips and journeys to 
employment will need to be made to the more significant urban centres 
of Bishop’s Stortford, Hertford, Ware or further afield. There is some 
access to those centres through use of public transport. However, it is 
anticipated that the majority of future residents will use private motor 
vehicles for these trips.  

10.78 The Highway Authority has indicated the potential for the development 
to assist with the provision of improved foot links and crossings to 
enable ease of access to the local public transport provision on 
Standon Hill.  Plans have been submitted showing the potential location 
of a new pedestrian crossing and a Phase 1 Safety Audit of it carried 
out.  The view of the Highway Authority on this matter is unknown at 
this stage.  In any event, the waiting environment for any potential bus 
users is likely to remain poor, requiring passengers to wait alongside 
the busy A120 roadway.  In summary on this point, negative weight is 
assigned to the performance of the site in transport sustainability terms.

11.0 Conclusion

11.1 The Councils position in relation to land supply is acknowledged, it is 
unable to demonstrate the provision of sufficient land to enable 5 years 
of supply.  These proposals will bring forward land for housing 
development, providing a significant number of new homes and 40% of 
which will be affordable.  In the absence of finalised Local Plan policies 
that will increase supply and given the early stage of preparation of the 
NP, it is acknowledged that the proposals in this respect need to be 
tested against the requirements of para 14 of the NPPF, setting out that 
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development should be supported unless the harmful impacts 
significantly and demonstrably outweigh the benefits.  Significant 
positive weight is assigned to the positive aspect of the proposals in 
relation to the delivery of housing.

11.2 It is considered that, regardless of the absence of detail at this stage, 
the size of the site is such that it has sufficient potential to deliver an 
acceptable form of development in relation to layout, amenity, density, 
the provision of infrastructure, the impact on highways infrastructure 
and safety and surface water drainage requirements.  

11.3 Some harmful weight then is applied in relation to the impact of the 
proposals in the landscape, given the significance of them.  But this is 
short term, in landscape terms, and will be moderated in the longer 
term. Harmful weight is also applied because of the uncertainty in 
relation to the extent of foul drainage improvements required.

11.4 Some harmful weight is assigned to the sustainability of the proposals 
in transport terms.  The poor performance of the site in relation to wider 
transport sustainability is acknowledged.  Whilst local services and 
facilities are available to support day to day needs, most employment 
and higher order shopping will require more lengthy trips.  The ability of 
alternative methods of transport to provide for these trips is limited and, 
despite the Highway Authority requirement for a Travel Plan, it is 
unclear what steps could likely be taken to improve the situation for the 
longer term.

11.5 In undertaking a balancing exercise the test set out in the NPPF has 
been carefully considered.  In relation to housing land supply, the 
Councils policies are acknowledged to be out of date and emerging 
policies are subject to objection.  The test that is set then is that 
proposals should result in significant and demonstrable harm before 
permission is withheld.  In this case, harm has been assigned to the 
impact of the proposals in relation to the following matters:  
performance in transport sustainability terms, short term landscape 
impact, uncertain foul drainage requirements and loss of some land of 
good agricultural value 

11.6 However, it is not considered overall that the harm is of such 
significance that the benefits of the proposals with regard to housing 
delivery, including affordable housing, are outweighed.  Significant and 
demonstrable harm does not occur.  Accordingly, the proposals are 
considered to comprise a sustainable form of development overall and 
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it is recommended that permission can be granted, subject to the 
requirements of a legal agreement and conditions as set out below.

Legal Agreement

 A financial contribution of £32,000 towards improvement works to the 
two closest bus stops to the application site on Standon Hill

 The provision of a new pedestrian link in an appropriate location 
between the site and the westbound bus stop on the A120;

 A financial contribution towards increasing frequency of bus route 331 
based upon table 1 in the Hertfordshire County Council Planning 
Obligations Toolkit 2008;

 A financial contribution toward the monitoring of a Green Travel Plan,

 Childcare contribution towards increasing the number of Ofsted 
registered childcare places at Standon and Puckeridge Community 
Centre based upon table 2 in the Hertfordshire County Council Planning 
Obligations Toolkit 2008;

 Nursery education contribution towards increasing the number of 
Ofsted registered childcare places at Standon and Puckeridge 
Community Centre based upon table 2 in the Hertfordshire County 
Council Planning Obligations Toolkit 2008;

 Middle education contribution towards expansion of Ralph Sadlier 
School by 1 form entry based upon table 2 in the Hertfordshire County 
Council Planning Obligations Toolkit 2008;

 Upper education contributions towards expansion of Freman College 
from 9 form entry to 10 form entry based upon table 2 in the 
Hertfordshire County Council Planning Obligations Toolkit 2008;

 A financial contribution toward Youth services provided by HCC in 
accordance with the Hertfordshire County Council Planning Obligations 
Toolkit 2008;

 The provision of affordable housing (to comprise 40% of the overall 
number of units and to constitute 75% affordable rented and 25% 
shared ownership);

 A financial contribution towards the provision of outdoor sport in the 
parish based upon table 8 in the Planning Obligations SPD;
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 A financial contribution towards an extension to the Puckeridge 
Community Centre based up table 11 in the Planning Obligations SPD;

 Details of the provision to be made for Children’s play within the site 
together with details of the management of this provision and details of 
the management of all amenity areas/ green spaces and any areas and 
land, including roads and other infrastructure provided within the site 
which is not to be provided within residential curtilages.

 A financial contribution towards recycling facilities based upon table 10 
in the Planning Obligations SPD;

 A potential financial contribution towards improvements to primary 
General Medical Services (Puckeridge GP surgery);

 A potential financial contribution towards provision of mental health care 
at Puckeridge GP surgery;

 Provision to be made for pedestrian and cycle access routes to be 
created within the development site and land to the east of Cambridge 
Road (as approved under LPA reference 3/14/1627/OP) and land to the 
north of the site (known as Poor’s Land) to enable and ensure that such 
links can be created beyond the site if possible in the future without any 
land control or unreasonable financial impediment;

 The provision of fire hydrants.

Conditions

1. Details and timing of reserved matters submissions

Reason: To comply with the requirements of Section 92 of the Town 
and Country Planning Act 1990.

2. Approved plans (2E103)

3. Measures to deal with potential land contamination

4. No development shall take place until a scheme for the provision and 
management of an 8 metre wide buffer zone alongside the Puckeridge 
Tributary main river has been submitted to and approved in writing by 
the Local Planning Authority. Thereafter the development shall be 
carried out in accordance with the approved details.
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Reason: To provide enhancement and preservation of the water 
environment in accordance with policies ENV17 and ENV18 of the East 
Herts Local Plan Second Review April 2007 and section 11 of the 
National Planning Policy Framework.

5. The development permitted by this planning permission shall be carried 
out in accordance with the approved Flood Risk Assessment and 
Surface Water Strategy produced by Peter Brett Associates (PBA) 
dated April 2017. The mitigation measures shall be fully implemented 
prior to occupation and subsequently in accordance with the timing / 
phasing arrangements embodied within the scheme, or within any other 
period as may subsequently be agreed, in writing, by the local planning 
authority.

Reason: To prevent flooding by ensuring the satisfactory storage and 
disposal of surface water from the site and reduce the risk of flooding to 
the proposed development and future occupants in accordance with 
policy ENV21 of the East Herts Local Plan Second Review April 2007 
and the National Planning Policy Framework.

6. Sustainable Drainage – Surface water Man:
No building hereby permitted shall be occupied until details of surface 
water drainage works have been submitted to and approved in writing 
by the local planning authority and the surface water drainage works 
have been completed in accordance with those details.  The details 
submitted must include the results of an assessment of the potential for 
disposing of surface water by means of a sustainable drainage system. 
Where a sustainable drainage scheme is to be provided, the submitted 
details must also:

i. provide information about the design storm period and intensity, 
ii. the method employed to delay and control the surface water 

discharged from the site and the measures taken to prevent 
pollution of the receiving groundwater and/or surface waters; 

iii. include a timetable for its implementation; and 
iv. provide a management and maintenance plan for the lifetime of the 

development which shall include the arrangements for adoption by 
any public authority or statutory undertaker and any other 
arrangements to secure the operation of the scheme throughout its 
lifetime.

Reason: In the interests of the management of surface water flows and 
in accordance with policy ENV21 of the East Herts Local Plan Second 
Review, April 2007 and national planning policy guidance set out in 
section 10 of National Planning Policy Framework.
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7. At the same time as the submission of the first of the reserved matters 
submissions, referred to in condition 2 above, there shall be submitted 
to the local planning authority a scheme which sets out the measures to 
be taken to improve and/ or naturalise the watercourse present in the 
south west part of the site and the timescales for their implementation.  
Once approved the measures shall be implemented as agreed.

Reason: In order to ensure an improvement to the water environment at 
the site is achieved as part of the development in accordance with the 
NPPF and policy ENV18 of the East Herts Local Plan Second Review 
2007.

8. At the same time as the submission of the first of the reserved matters 
submissions referred to in condition 2 above there shall be submitted a 
sewerage impact study which will set out the impact of the proposed 
development (having regard to other developments) on the sewerage 
network and any flooding risk.  The impact study shall include any 
mitigation measures required and the timescale for them to reinforce or 
upgrade to the connecting network.  Once agreed in writing by the local 
planning authority the actions set out in the study shall be implemented 
as such.

Reason: To ensure that appropriate provision for sewerage is provided 
for the development. 

9. Prior to the commencement of development a Construction 
Management Plan which shall be submitted to and approved in writing 
by the Local Planning Authority. The approved Construction 
Management Plan shall be adhered to throughout the construction 
period and shall provide for:

a) The parking of vehicles of site operatives and visitors;
b) The number and routing of delivery vehicles and site access;
c) Loading and unloading of plant and materials;
d) Storage of plant and materials used in constructing the 

development;
e) The erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where 
appropriate;

f) Protocol for the handling of soil;
g) Wheel washing facilities;
h) Measures to control the emission of dust and dirt during 

construction;
i) Measures to prevent the pollution of any watercourse;
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j) A scheme for recycling/disposing of waste resulting from demolition 
and construction works; and

k) Hours of construction

Reason: To minimise the impact of construction process on the local 
environment and local highway network.

10. Prior to the commencement of development a Travel Plan for the 
development as a whole shall be submitted to and agreed in writing by 
the Local Planning Authority. The Travel Plan shall make provision for 
relevant surveys, review and monitoring mechanisms, targets, further 
mitigation, timescales, phasing programme and on-site management 
responsibilities. Once agreed, it shall be implemented as such and 
subject to regular review in accordance with the above approved 
details. 

Reason: To ensure that the development traffic is within the predicted 
levels in the submitted Transport Assessment, to promote sustainable 
transport measures and maintain the free and safe flow of traffic.

11. Prior to the commencement of development a scheme of noise 
attenuation measures which will ensure that internal noise levels from 
external road traffic noise sources shall not exceed the criteria of 
BS8233,2014 and external amenity areas shall not exceed 50dBLAeq. 
The development shall thereafter be carried out in accordance with the 
approved details.

Reason: In order to ensure adequate provision of amenity for residents 
of the new dwellings in accordance with policies ENV1 and ENV25 of 
the East Herts Local Plan Second Review April 2007.

12. No development shall take place until an Ecological Mitigation and 
Management Plan is submitted to and approved in writing by the Local 
Planning Authority. The Management Plan shall include details of how 
existing biodiversity will be protected during the construction phase of 
development and shall include more detailed information based on the 
recommendations in the Aspect Ecology Report: Ecological 
Assessment, May 2017. 

Reason: To ensure no net loss of biodiversity during the construction of 
the development in accordance with section 11 of the National Planning 
Policy Framework.

13. At the same time as the submission of the first of the reserved matters 
submissions, referred to in condition 2 above, there shall be submitted 
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to the local planning authority an Ecology Management Plan (EMP). 
The EMP shall set out:

 description and evaluation of the features to be retained and 
managed on the site to ensure that ecology interests are 
preserved;

 management regimes to be applied and the aims and objectives of 
them in relation to ecology;

 details of the body or organisation responsible for ongoing 
management

Reason: To ensure no net loss of biodiversity either during the 
construction of development at the site or as a result of its longer term 
use as a site for residential occupation, in accordance with section 11 of 
the National Planning Policy Framework

14. Prior to the occupation of any of the development hereby permitted 
there shall be submitted to and approved in writing by the local planning 
authority a Lighting Design Strategy for Biodiversity (LDSB). The LDSB 
shall:

 identify those areas/ features on the site that are particularly 
sensitive for nocturnal species and that are likely to cause 
disturbance in or around their breeding sites and resting places or 
along important routes used to access key areas of their territory, 
for example, for foraging; and,

 show how and where external lighting will be installed (through the 
provision of appropriate lighting contour plans and technical 
specification) so that it can be clearly demonstrated that areas to 
be lit will not disturb or prevent the above species using their 
territory of from having access to their breeding sites and resting 
places

All external lighting shall be subsequently installed in accordance 
with the agreed specifications and locations set out in the LDSB 
and these shall be maintained thereafter in accordance with the 
strategy.

Reason: To ensure that the operation of the development, once 
occupied, does not result in a harmful impact on biodiversity by virtue of 
external lighting installed, in accordance with section 11 of the National 
Planning Policy Framework

Informatives
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1. Highway works (05FC2)

2. Street Naming an Numbering (19SN5)

Summary of Reasons for Decision

East Herts Council has considered the applicant’s proposal in a positive and 
proactive manner with regard to the policies of the Development Plan; the 
National Planning Policy Framework and in accordance with the Town and 
Country Planning (Development Management Procedure) (England) Order 
2015 (as amended).  The balance of the considerations having regard to those 
policies and the way in which the development will address housing land 
supply issues is that permission should be granted. 
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KEY DATA

Residential Development

Residential density 18 units/Ha
Bed 
spaces

Number of units

Number of existing units 
demolished

0

Number of new flat units 1 Unknown – outline 
application

2
3 

Number of new house units 1 
2 
3 
4+ 

Total

Affordable Housing

Number of units Percentage
93 in total (maximum) 40% proposed

Residential Vehicle Parking Provision
Current Parking Policy Maximum Standards (EHDC 2007 Local Plan)

Parking Zone
Residential unit size 
(bed spaces)

Spaces per unit Spaces required

1 1.25 Unknown – outline 
application

2 1.50
3 2.25
4+ 3.00
Total required
Proposed provision
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Emerging Parking Standards (endorsed at District Plan Panel 19 March 2015)

Parking Zone
Residential unit size 
(bed spaces)

Spaces per unit Spaces required

1 1.50 Unknown outline 
application

2 2.00
3 2.50
4+ 3.00
Total required
Accessibility 
reduction

None considered 
appropriate

Resulting 
requirement
Proposed provision

Legal Agreement – Financial Obligations

This table sets out the financial obligations that could potentially be sought 
from the proposed development in accordance with the East Herts Planning 
Obligations SPD 2008; sets out what financial obligations have actually been 
recommended in this case, and explains the reasons for any deviation from 
the SPD standard.

Obligation Amount sought by 
EH Planning 
obligations SPD

Amount 
recommended 
in this case

Reason for 
difference (if 
any)

Affordable Housing 40% 
Parks and Public 
Gardens

Unknown as outline 
application

The contribution 
based on table 
8 in the 
Planning 
Obligation SPD

n/a

Outdoor Sports 
facilities

Unknown as outline 
application

The contribution 
based on table 
8 in the 
Planning 
Obligation SPD

n/a

Amenity Green 
Space

Unknown as outline 
application

£0 No contribution 
as on site 
provision of 
amenity space
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Provision for 
children and young 
people

Unknown as outline 
application

£0 No contribution 
as on site 
provision of 
amenity space 
(LEAP)

Maintenance 
contribution – Parks 
and public gardens 

£0 £0 No maintenance 
requirement as 
no on-site 
provision

Maintenance 
contribution – 
Outdoor Sports 
facilities

£0 £0 No maintenance 
requirement as 
on-site provision 
will be subject to 
Management 
company

Maintenance 
contribution – 
Amenity Green 
Space

£0 £0 No maintenance 
requirement as 
on-site provision 
will be subject to 
Management 
company

Maintenance 
contribution – 
Provision for 
children and young 
people

£0 £0 No maintenance 
requirement as 
no on-site 
provision

Community Centres 
and Village Halls

Unknown as outline 
application

The contribution 
based on table 
11 in the 
Planning 
Obligation SPD

n/a

Recycling facilities Unknown as outline 
application

The contribution 
based on table 
10 in the 
Planning 
Obligation SPD

n/a


