Appendix A - Indicative site layout

(Amended to increase access road radii.)
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INTRODUCTION

This report is submitted on behalf of Cala Homes (North Homes
Counties) Ltd to support a request for pre application advice for
the development at Burford Grange, Bedford Road, Ickleford for
residential development. The report site is a proposed allocation
in the North Hertfordshire draft Local Plan (NHLP) preferred

options.

Summary

It is proposed to develop the site for 49 dwellings, including the
provision of open space and a new access from Bedford Road.
This is in line with the Council’s emerging Local Plan, due to be

subject to Pre-Submission consultation later this year.

There is a need to increase the rate of housebuilding, both
nationally and locally, and Government policy is set out to
promote this, for example through the presumption in favour of
sustainable development that runs through plan-making and

decision-taking.

North  Hertfordshire District Council cannot presently

demonstrate a five-year supply of housing land.

1.5

1.6

1.7

There are several constraints to development such as the Green
Belt designation and the Landscape and Open Space pattern,
nevertheless the site has been identified as being suitable and
deliverable for residential development in the Council’s Site
Selection Matrix and the SHLAA.

The site is well located in terms of public transport and access to
local facilities and services. The principle of the proposed access

is considered acceptable in terms of highway safety.

In overall terms, the planning benefits are sufficient to outweigh

any adverse impacts arising from the proposal.
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THE REPORT SITE AND SURROUNDING AREA

The report site is known as Burford Grange and extends to around
2.4 hectares. It is accessed from the A600 Bedford Road running
north and south past the site. The site currently contains a large
dwelling, together with various outbuildings and lorry storage. We

understand part of the site is also used for commercial purposes.

Ickleford is a village just north of the town of Hitchin in North
Hertfordshire district. It has a population of around 1,800 people.
The village has a primary school, 3 pubs, a hair salon and a general
store. Ickleford is described in the draft Local Plan as a Category A
Village, the 2nd tier of the Settlement Hierarchy. As such it is a

sustainable location for future growth.

The village contains a mix of uses but is predominantly residential.
The wider area is characterised by medium density residential
development, largely to the north and east of the site towards the

main part of the village.

Fig 1. Report Site
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DESCRIPTION OF PROPOSED DEVELOPMENT

This pre-application report has been prepared to seek the
Council’s feedback on the development of the site for residential
purposes. The site could accommodate approximately 49
dwellings and the proposed layout is illustrated in Fig 2 below
which includes a mix of detached and terraced dwellings,

including an element of affordable housing.

The proposed layout takes a new road into the site from a new

access point towards the eastern edge of the site.

The proposal includes an area of open space towards the centre
of the site. Hedgerows and landscaping will be maintained and

supplemented where necessary.

Fig 2. Indicative Site Layout
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SUITABILITY OF THE SITE FOR DEVELOPMENT

The site has already been identified in the Council’s draft Local
Plan Preferred Options as being suitable for development. The
site is within the village of Ickleford which is an important village
within North Hertfordshire where some additional housing is
needed in line with the Council’s housing requirement of 14,400,
based on a Strategic Housing Market Assessment (SHMA) from
2015.

KEY PLANNING ISSUES

Policy and Principle — emerging policy context

Work has begun on a draft NHLP, and a Preferred Options
consultation took place in December 2014.

The draft Local Plan (December 2014) acknowledged that Green
Belt sites would be needed to meet the overall housing target.
Specifically, the Burford Grange site was included as a proposed
allocation (IC2) in the draft Local Plan for 48 dwellings. It was one
of only two sites proposed in Ickleford and the largest by some

margin.

4.4

4.5

4.6

The next round of consultation on the draft Local Plan is due in
October 2016. In advance of this, a report was submitted to
North Hertfordshire Council on 20 July 2016 outlining the likely
contents of the Pre-Submission Local Plan. In this report the
Burford Grange site continued to be included as an allocation,
although the estimated capacity had reduced from 48 dwellings
to 40 dwellings. The updated 2016 SHLAA explained this
reduction as follows: “For the purposes of the SHLAA, it is
assumed that the existing Grange building is retained and the
dwelling estimate has been reduced to reflect this”.

The proposal on which pre-application advice is sought does not
propose to retain the existing Grange building. Burford Grange is
of no particular architectural merit, is not listed and is not within
a Conservation Area. There is no particular reason to retain the
existing buildings and it is considered a better use of the site to
develop it comprehensively.

As part of the evidence base for the NHLP, the Council has
assessed the development potential of the report site. The

Council’s assessment of the site is set out in a number of places:

e Green Belt Review Part 1 — broad areas
e Green Belt Review Part 1 — site-specific analysis

e Sijte Selection Matrix
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e Strategic Housing Land Availability Assessment (SHLAA)

The Council’s Green Belt Review Part 1, isin relation to the broader
contribution of Green Belt around Ickleford. The primary role of
the Green Belt in this area is to prevent the northward sprawl of
Hitchin. A lesser role prevents coalescence between Hitchin and
Ickleford, although as Green Belt is intended to prevent towns
growing together and Ickleford is not a “town”, then this impact

carries less weight.

In relation to specific site proposed in Ickleford, the Council’s
Green Belt Review Part 1 concludes that it is making a moderate

contribution to the Green Belt.

The Council’s Site Selection Matrix (November 2014) highlights
some issues that will be need to be addressed within this
application as set out below:

e An ecology study will be undertaken to examine the extent of
the nearby Wildlife Site referred to as County Wildlife Site
11/038 Westmill Lane, Ickleford.

e Sites of more than 10 dwellings in Hertfordshire require a full
Sustainable Drainage System (SuDS) and will need to be

explained through a Flood Risk Assessment.

e Also, a Flood Risk Assessment will be necessary due to the site
being more than 1ha and this will assess the extent of flood
plain and any mitigation measures, including surface water
issues. However, from the Environment Agency flood plain
maps (figure 4) the site appears to be outside of the flood

plain.

However, the Council concludes that the site in Ickleford should be
allocated and this recommendation was followed through into the
Preferred Options plan.
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Fig 3. Extract from Environment Agency Flood Plain map

411

The Council’s SHLAA (2016) concludes that the site is Suitable,

Available and Achievable and provides a summary as follows:

4.12

4.13

“Rectangular site consisting of existing Grange building and
adjoining undeveloped land. Site well defined by
surrounding planting and site capable of achieving
satisfactory relationship with existing residential properties
on Westmill Lane. Would require release from the Green
Belt and amendment to village boundary. For the purposes
of the SHLAA, it is assumed that the existing Grange building
is retained and the dwelling estimate has been reduced to
reflect this.”

Policy and Principle — adopted policy context

The current Proposals Map accompanied by the adopted Local Plan
(1996) designates the site as Green Belt and partly within a
“Landscape and Open Space Pattern”, as shown in figure 3 (green

vertical hatching).

It is accepted that, whilst the site has been identified as potentially
being suitable for development, its allocation for housing does not
form part of any formally adopted policy. Adopted polices 2
“Green Belt” and 21 “Landscape and Open Space Pattern” do not
support development that will have a detrimental effect on the

open uses of land and character.
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Fig 4. Adopted Proposal Maps Extract

However regard must be had to the NPPF, paragraph 14 which sets
out a presumption in favour of sustainable development and also
states 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

4.15

4.16

4.17

policies in this Framework taken as a whole; or specific policies in

the this Framework indicate development should be restricted.

The Council has acknowledged its lack of 5 year housing supply
(currently estimated at between 2.2 and 3.8 years’ supply, as set
out in the SHLAA, November 2014) and the need for housing in the
District. The Council’s policies relating to housing delivery are
therefore considered to be out of date. The proposed
development would make a contribution towards the Council’s
deficit in housing supply and this weighs in favour of the proposal,
but must be balanced against any harm from the development.

As the site is currently in the Green Belt Very Special
Circumstances need to be established to permit the proposed
development. The Government’s Planning Practice Guidance is
clear that unmet housing need is unlikely to outweigh the harm to
the Green Belt and other harm to constitute “very special

circumstances”.

However, housing provision remains a key government priority
and unmet housing need can form part of the justification of very
special circumstances. In situations elsewhere, notably in
adjoining Central Bedfordshire, decisions have been made to grant
planning permission for development in the Green Belt where

there has been a shortfall of housing and where a site is consistent
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with an emerging plan at an advanced stage. The Secretary of
State has declined to call-in a number of such applications, taking

the position that such decisions can be made locally.

The opportunity therefore exists to address the chronic five-year
housing land supply issues in North Hertfordshire by bringing
forward allocations in the emerging Local Plan. The site at Burford
Grange is one that could be brought forward early without
affecting the progress of the emerging Local Plan and without

causing harm to local amenity.

Impact on the Countryside

The site is adjacent to residential development within the village
of Ickleford. There is a mature hedgerow along the site’s boundary
and the site is not in a prominent or highly visible position. As such,
whilst it is acknowledged that the site is presently Green Belt and
partially within a landscape designation, the visual impact on the

surrounding countryside will not be significant given these factors.
Accessibility and Sustainability
The site is easily accessible by public transport. A bus stop is

located immediate outside the site and is served by the number
71, 89, 188, 190 and W12 bus routes with services to Hitchin,

4.21

Bedford and Biggleswade. The nearest railway station is located
at Hitchin 1.5 miles from the site and provides frequent access to

London and the north of England.

Proximity to Local Services and Facilities

The village of Ickleford has an existing population of
approximately 1,800 people and is relatively well supported by a
number of key local services, including a school, shops, public
house, village hall and church, all of which would be within a
kilometre from the report site. The walking distance to these
local services and facilities is set out in Table 1 below and figure

5 below.
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Table 1. Walking Distances to local facilities

Fig 5. Local services and facilities

. Approximate distance
Local Facility .
from report site (metres)
Bus Stop Outside the site
The Old George Pub 600m
St Katherine Church 675m
The Ickleford Stores 700m
Ickleford Sport and
) 725m
Recreation club
Ickleford Primary School 850m
| Izkleford Village Hall 875m
|
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Highway Safety

Bedford Road is a straight road which has the benefit of speed
restrictions of 30mph and 40mph passing the site. Visibility is
therefore good and it is not anticipated that development of the
site would raise any significant highway safety issues and the
capacity of the local road network, from an initial inspection,

appears sufficient.

Landscape and Ecology

The site is contained by established hedgerows, with some larger
trees interspersed. The centre of the site is clear with the
exception of a house, outbuildings and lorry storage to the east
which are planned to be removed. The site has limited ecological
potential and with appropriate mitigation could be adequately
dealt with.

10
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CONCLUSIONS

This proposal is for the development of the site for 49 dwellings.
The site is located within the village of Ickleford, albeit the
current adopted policy restricts Green Belt development to this

scale. This proposal is therefore contrary to this policy.

However, the proposalisin line with the emerging Local Plan, due
to be the subject of pre-submission consultation later this year.
Furthermore, there is a need to significantly boost the supply of
housing coming forward, both nationally and within North
Hertfordshire. In the absence of a five-year land supply, regard
must be had to the presumption in favour of sustainable
development set out in paragraph 14 of the NPPF and a
determination made as to whether there would be adverse
impacts arising from the proposed development that would
significantly and demonstrably outweigh the benefits of the

proposal.

The site is located on the southern edge of Ickleford, and lies just
outside of an existing residential developments. The site is
sustainably located in relation to services and facilities and
represents a suitable and deliverable site for a modest-scale

residential development. New residential development on this

5.4

55

5.6

site will contribute towards housing need in the District and the

additional dwellings will help support local services.

There are no physical barriers to development but there are
several designations affecting the site. However, the draft NHLP
acknowledges the importance of Green Belt sites in meeting local
housing need and the report site is proposed for allocation
through the draft NHLP, resolving these constraints. There are
not anticipated to be any significant ecological constraints and
the access to the site can be provided safely.

Given that the site is only partially located within a sensitive
landscape area, is not located in a prominent location and will be
largely contained by existing mature hedgerows, any harm
caused to the visual amenity of the countryside is not considered
to be significant.

It therefore follows that, on balance, the benefits of delivering
housing in a sustainable location outweigh any adverse impacts

of the proposed development.
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Appendix C - Pre-application response from NHDC






























