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E\"‘;'::‘ &t Albans PLANNING & BUILDING CONTROL

Mr Chay Dempster

Spatial Planning and Economy Unit
Postal Point CHN216

County Hall

Hertford

Herls

8G13 8DN By email

Dear Mr Dempster,
TOWN AND COUNTRY PLANNING ACT 1960
Land to the north of Lower Luton Road, Harpenden, Hertfordshire

Proposed development: application for the construction of new 6 FE school
bulldings, vehicular access/egress onto the Lower Luton Road, vehicular
access onto Common Lane, two pedestrian accesses/egresses onto
Common Lane, car parking, cycle storage, coach parking, playing fields,
tennis courts / multi-use games area, surface water attenuation measures,
hard and soft landscaping and other assoclated development

| write further to your email of the 15" December 2017 with additional information and
further to our comments of the 28" November 2017.

This application was discussed by Cabinst on the 21* Dscember 2017.

Whilst the Council welcomes the application in principle, specific concems have been
ralsed, as set out below and Hertfordshire County Council as decision maker are requested
to ensure that these matters are addressed aiong with those set out in my letter dated 28th
November 2017 prior to a decision being made.

- There is concern about the safety of the Lower Luton Road and that this road has
been designated a safe route for children to access school on foot or by cycle.
The amount of parking proposed is not considered to be adequate for staff and I ls
not clear how staff would safely access the school and that displaced parking would
cause congestion.

- Continued concemns about the Travel Plan and the proposed parking and drop off

arrangements at the site causing congestion and delays during drop off.
- Reguest that sixth formers enter a home / school contract to prevent parking on the

school site or in local roads, causing congestion.
Yours sincerely,

W=

Tracy Harvey
Head of Planning & Buliding Control

Historic St Albans District: a premier
St Albans Ciy & District Council District Council Offices, St Peter's Street, St Albans, Herts AL1 3JE

Tel; 01727 866100 g Textphone: 01727 819570  www.stalbans.govuk Y 100% Recyissreer

™ hote ; My ref: §/2017/2733
clty & District Gouncil Please ask for: Sarah Smith
Telephone: 01727 866100
E-mail: sarah.smith@stalbans.gov.uk
Date: 2 January 2018
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PLANNING & BUILDING CONTROL
Tracy Harvey Head of Planning & Bullding Control

Mr Chay Dempster Our Ref: 5/17/2733

Hertfordshire County Council Case Sarah Smith

Spatiai Pianning And Economy Unit Officer:

CHN216 County Hall E-mail: ian Ibans.gov.uk

Hertford Date: 28 November, 2017

S5G13 8DN Your ref: SLUP/CCO798 PL\0OBB6\17
Dear SirfMadam,

MNING ACT 1

Land At Junction Of Lower Luton Road And Common Lane Harpenden Hertfordshire

CONSULTATION ONLY: Propossd application for the construction of new 6 FE school bulldings,
vehicular access/egress onto the Lower Luton Road, vehicular access onto Common Lane, two
pedestrian accesses/egresses onto Common Lane, car parking, cycle storage, coach parking,
playing fields, tennis courts / multl-use games area, surface water attenuation measures, hard
and soft landscaping and other assoclated development

The above proposal was considered at the Council's Planning Referral Committee of 27th November
2017, where it was resolved that St Albans City and District Council recommend to Hertfordshire County
Councll as the decision maker that prior to meking a decislon they satlsfy themseives that the case for
very special circumstances overcomes the In principle and any actual harm, namely:

- The site has been identified as containing matters of potentially nationally significant archaeological
interests. Whilst the majority of the site has areas of archaeological interest that can be dealt with by
condifion there Is a section of the site which contains burials which may be of nationsl significance
and a sultable methodology for protecting these remains needs to be established, either through
pretecting the remains by burying them, or excavating the site prior to granting permission.

- The applicant has not used appropriate methodology to demonstrate that the impact upen the
ecology of the site Is acceptable, and further infformation should be sought In this respect.

- Conslderation as to whether all of the sports facilities are essential to the provision of the school and
whether a portion of the site could be retained for agriculfural purposes thereby minimising the
amount of land that is lost from agriculiural purposes.

- To assess whether the proposed technical detalls of the access are acceptable and will result in a
safe and functional highway network. it is requestad that the provision of the access, visibility splays

and road improvements are secured by condition
= The following matters are secured via a legal agresment:



a) Schocl Travel Plan for puplils and staff
b) Improvements to bus network, including frequency of services and service routes

c) Wider sustainable access improvements including concern is raised that the currently inaccessible
ford at the end of Crabtres lane is shown as a 20mph zone. Offsite works should be secured by a
legal agresment, with a timetable for implementation. It would be expected that these works are in
place as soon as possible, ideally before the second year of year 7 entry in 2019,

d) Establishing whether any community use of the school facllities can be secured by way of a legal
agreement

8) Future maintenance of the surface water drainage strategy.

Furthermore the proposal comprises Green Belt development which by reason of having greater than
1000sgm of floor space, together with Its scale, nature and location would have a significant Impact on
the openness of the Green Belt and as such under The Town and Country Planning (Consultation)
(England) Direction 2008 the declsion maker, should refer this application to the Secretary of State for
consideration as to whether it should be ‘called in’ for a decision by the Secretary of State.

If the County Council are minded fo grant planning permission they are invited to attach the following
conditions

1. The development heraby permitted shall be begun before the expiration of 3 years from the
date of this permission.

REASON To comply with the requirements of Section 91 of the Town and Country Planning Act
1980.

2. Na development shail take place untll samples of the materials to be used in the construction of the
extemal surfaces of the development hereby permitted have been submitted to and approved in
writing by the Local Planning Authority. Development shall be carried out in accordance with the
approved details.

REASON To ensure that the finished appearance of the development Is satisfactory. To comply with
Policies 69 and 85 of the St. Albans District Local Plan Review 1894 and The National Planning
Policy Framework 2012.

3. No development shall take place until there has been submitted to and approvead in writing by the
Local Planning Authority a plan indicating the positions, design, materials and type of boundary
freatment to be erected. The boundary treatment shall be completed before (a) the use hereby
pemitted is commenced (b) before the building(s) Is/are occupled or (¢} In accordance with a
timetable agreed in writing with the Local Planning Autharity. Development shall be camried out In
accordance with the approved detalls. REASON In the Interests of visual amenity. To comply with
Pollcy 70 of the St. Albans District Local Plan Review 1994 and The National Planning Policy

Framework 2012.

4. Prior o the commencement of the development hereby permitted, details of all materials to be
used for hard surfaced areas within the site Including roads, driveways and car parking area shall be
submitted to and approved in writing by the Local Planning Authority. Development shall be carried
out in accordance with the detalls so approved.

REASON To ensure that the development does not detract from the appearance of the locally. To
comply with Policies 69, 70 and 85 of the St. Albans District Local Plan Review 1994 and The
National Planning Policy Framework 2012.

5. Detalls of the proposed finished ficor levels of all buildings and the finished ground levels of
surrounding property, including the finished relationship with the adjacent buildings shall be submitted
to and approved in writing by the Local Planning Authority before any work commencss.

REASON To ensure that construction Is carried out at a sultable level having regard to drainage,
access, the appearance of the development and the amenities of neighbouring occeuplers, in



compllance with Folicy 68 of the St. Albans District Local Plan Review 1984 and The National
Pianning Policy Framework 2012.

6. Prior to the conmmencement of develcpment defalls of screened faciities for the slorage of refuse
shall be submitted to and approved in writing by the Local Planning Authority. The refuse area shall
remain thereafter and shail not be used for any other purpose.

REASON To ensure a satisfactory appearance and standard of anvironment. To comply with Policy
70 of the St. Albans District Local Plan Review 1994 and The National Ptanning Pollcy Framework
2012,

7. No external loudspeaker systems shall ba instalied without the prior approval in writing of the Local
Planning Authority.

REASON In the Interests of the amenity of nearby properties. To comply with Policy 8 of the St
Albans District Local Plan Review 1904 and The Nationat Planning Policy Framework 2012,

8. This permission does not extend to the installation of axtemal lighting, A schemae for such works
shall be submitted to and approved in writing by the Local Planning Authority, before the development
hereby approved Is commenced.

REASON In the Interests of amenity and higiway safety.

9. No plant or machinery shall be operated on the premises before 7am on weekdays and 8am on
Saturdays nor after 6pm on weekdays and 1pm on Saturdays, nor at any time on Sundays or Bank
Holidays.

REASON In the interssts of the amenity of nearby residential properties. To comply with Policy 82 of
the St. Albans District Local Plan Review 1994 and The National Planning Policy Framework 2012,

10. Construction work shall not begin untii a scheme for protecting the proposed development from
nolse has been submiltted to and approved In writing by the Local Planning Authority. All works which
form part of the scheme shall ba completed before any part of the development is occupled.
REASON In the interests of the amenity of nearby residential properiies. To comply with Policies 8
and 82 of the St. Albans District Local Plan Review 1994 and The National Planning Policy
Framework 2012.

11. Prior the commencemant of development a phasing plan for the construction and occupation of
the site, shall be submitted to and approved in writing by the Local Planning Authority. Thereafter the
scheme shall be constructed in accordance with the approved details.

REASON In the interests of highway safety.

12. Phase 1 of the development shall not be occupled untll the car parking and tuming areas for
phase 1 accessed from Common Lane shown on the approved plan have been constructed, surfaced
and pemmanently marked out. The car parking and turning areas so provided shall be maintained as a
permanent anclliary to the development and shall be used for no other purpose at any time. Phase 2
of the development shall not be occupled untll the remaindar of the car parking shown The car
parking and turning areas so provided shall be maintained as & permanent anclllary to the
development and shall be used for no other purpose at any time.

REASON To ensure adequate parking provision at all imes so that the development does not
prejudice the free flow of traffic or the conditions of general safety along the adiacent highway, or the
amenitiss and convenience of existing local residents. To comply with Policies 34 and 39 of the St
Albans District Local Plan Review 1934 and The National Planning Policy Framawork 2012.

13. The development shall not be brought into use until the proposed vehicle and pedestrian
access{es) have been constructed to the spacification of the Highway Authority and the Local
Planning Authority's satisfaction.

REASON To snsure thet the access Is conafrueted {0 the current Highway Authority’s specification as
required by the Local Planning Authority in accordence with Policy 34 of the St. Albans District Local

Plan Review 1994 and The National Planning Policy Framework 2012,



14. No development shall take place until details of both hard and soft landscape works have been
submitted to and approved in writing by the Local Planning Authority and these works shall ba carried
out as approved. These detalls shall include (a ) proposed finished levels and contours; (b) means of
enclosure; (c) car parking layouts; (d) other vehicles and pedestrian access and circulation areas; (@)
hard surfacing materials; (f) minor artefacts and structures (e.g. fumiture, play equipment, refuse or
other storage units, signs, lighting etc); {g) proposed and existing functional services above and
below ground (e.g. drainage, power, communications cables, pipelines etc, indicating lines manholes,
supports stc.); {h) retained historic landscape features and proposals for restoration where relevant;
(1) existing trees to be retalned; {f) existing hedgerows 1o be retained.

REASON To ensure satisfactory landscape treatment of the site in the interests of visual amenity. To
comply with Policy 74 of the St. Albans District Local Plan Review 1884 and The National Planning

Policy Framework 2012.

15. A landscape management plan indicating long term design objectives, management
responsibilities and maintenanca schedules for all landscape areas, shall be submitted to and
approved in writing by the Local Planning Authority prior to the occupation of the development or any
phase of the development whichever |s the sooner for its permitted use. The landscape management
plan shall be carried out as approved.

REASON To ensure satisfactory landscape treatment of the site in the interests of visual amenity. To
comply Policy 74 of the St. Albans Local Plan Review 1894,

16. No development shall take place until a schedule of landscape maintenance for a minimum
period of five ysars has been submitted to and approved in writing by the Local Planning Authority.
The schedule shall include details of the amangements for its implementation. Development shall be
carried out in eccordance with the approved schedule.

REASON To ensure satisfactory landscape treatment of the site in the interests of visual amenity. To
comply with Policy 74 of the St. Albans District Local Plan Review 1984 and The National Flanning
Policy Framework 2012,

17. if within a period of five years from the date of the planting of any tree or plant, that tree or plant,
or any tree or plant planted In replacement for It Is removed, uprooted or destroyed or dies or
becomes seriously damaged or defective, another tree or plant of the same species and size as that
originally planted shall be planted at the same place, unless otherwise the Local Planning Authority
gives its written consent to any variation. The tree or plant shall be planted within three months of
felling/dying or If this period does not fall within the planting season by 31 January next.

REASON To ensure satisfactory landscape treatment of the site in the interests of visual amenity. To
comply with Policy 74 of the St. Albans District Local Pian Review 1994 and The National Pianning
Policy Framework 2012.

18. The presence of any contamination not previously identified that becomes evident during the
development of the site shali be brought to the attention of the Local Planning Authority. An intrusive
investigation will not necessarily capture all contaminants present; hence thera is a nead to keep a
watching brief and to appropriately address any new sources discoverad during sxcavation and
development. No further development shall take place unless otherwise agreed in writing with the
LPA.

REASON To ensure that adequate protaction of human health is maintained and the quality of
groundwater is protected. To comply with Policy 84 of the St. Albans District Local Plan Review 1894,

19. If piting is considered the most appropriate method of foundation construction, prior to
commencement of development, a method statement detailing the type of piling and noise emissfons,
shall be submitted to and approved in writing by the Local Planning Authority. All piling works shall be
carried out in accordance with the agreed details.

REASON In the interests of the amenities of residents of neighbouring properties. To comply with
Policy 70 of the 5t. Albans District Local Plan Review 1984,

20. Prior 1o the commencament of the catering use hereby permitted a scheme for the ventllation of
the premises, including the extraction and filtration of cooking fumes shall be submiited to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried out prior



{o the commencement of the use heraby permitted. The applicants attention is drawn fo the
document entitled ‘Guidance on the Control of Odour and Noise from Commercial Kitchen Exhaust
Systems', prepared by Netcen on behalf of the Department for Environment, Food and Rurai Affairs
(Defra).

REASON To safeguard the amenities of those premises nearby the application site and the
appsarance of the bullding as a whole. To comply with Policy 8 of the St. Albans Disfrict Local Plan

Review 1994,

21. The development shall be carried out in accordance with the approved Flood Risk Assassment
and maintained thereafter in accordance with the approvad details.
In order to ensure that surface water Is adequately dealt with.

Please note that copies of all neighbour comments sent to us will be forwarded to you separatsly for
your action.

Yours faithfully

=

Tracy Harvey
Head of Planning & Bullding Control






S

Sue Atkinson
From:

Sent:

To:

Subject:

Imporiance:

Dear Chay

Carl Cheevers <Carl.Cheevers@harpenden.gov.uk>
29 November 2017 09:49

Spatial Planning
Harpenden Town Council response to Planning Application PL\C866\17

High

Harpenden Town Council discussed cur responss to the KWS Planning Application at our Council meeting
on Monday 27 November 2017.

At this meeting Council resolved to:

Support the appiication, however express concern that this development will have a negative
impact on the surrounding road network.

Harpenden Town Council would request that additlonal mitigating measures are put in place for
fransport infrastructure. In particular, the site requires a proper turning circle for vehicles entering
it and additione/ parking spaces provided on site to cater for steff and visiors fo limit the number
of vehicles parking on adfoining roads.

In addition, the Councll would request that a condition is put in place for future use of floodlights.
This should set out the permiited hours of operation.

Pleass could you confirm receipt of this response.

Kind Regards

Carl

Carl Cheevers

Town Clerk

Harpandan Town Council

Tel: 01582 463669

Email: carl.cheevers@harpenden.gov.uk

www.harpenden.gov.uk






Wheathampstead Parish Councll response to the Katherine Warington
School Planning Application Lodged by Hertfordshire County Council

1.0 Site Search and History

The Design and Access Statement for the school, written by Vincent and Gorbing
outlines the history of the site selection for the school. Wheathampstead Parish
Council has always had serious reservations about the methodology of site
selection and the uitimate choice of this site. We still consider that the topography
of the site to be poorly suited to the development of a large school and we consider
that this proposal will cause significant harm both to the Green Belt that adjoins
Wheathampstead Parish and to the immediate road network. However, we
appreciate that there is a need to address the lack of school places for village
children, both now and in the future and that this is the only current proposal for
a secondary school for students from Harpenden and Wheathampstead. We also
note that the vast majority of children from Wheathampstead will be allocated
Katherine Warington School and that in some ways it represents a loss of *choice’
for village children. Equally, It also presents an opportunity for vitlage children to
remaln together and for the school to be a community asset which benefits all
residents of the village both in terms of school and leisure/sporting facilities.

Our comments in relation to the planning application focus on these areas of
greatest concern to us, and we ask that both Hertfordshlre County Counclil and St
Albans District Council [isten to and act upon our legitimate planning concems if
this proposal is to proceed.

2.0 Topography

There is a 38.12m level change across the site from the highest part in the north-
east to the lowest part in the south west. We support the declsion to locate the
school bulldings In the most logical place: the lowest south west comer. However,
we are concerned by the significant degree of land reforming that is proposed and
the volume of soll that will be pushed up to the north-eastern part of the site. The
area is one of “high landscape sensitivity” (Design and Access para. 3.35). The
significant land reforming, which Involves cut and flll activity to create level areas,
will result in the ground to the north east of the site increasing in height by up to
six metres. We think that significant ‘reforming’ of the landscape will also occur
as a result of accessing the site from the Lower Luton Road. This will completely
change the nature of the site, therefore destroying the gentle natural rural
transition from rural landscape to the edge of the urban settlement.

We are also concemed about the visual impact of the 2-3m high gablon wall,
proposed as part of the athletlcs track, as It wiil be highly visible and urbanlsing.
However, we also recognise that It is the least worst option for retalning soll and
that, if done well, it can provide wildlife habitat potential.
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3.0 Lighting on Site

We have looked at the lighting plans proposed for the site and the design is
relatively low key and appropriate for the rural setting. However, we are concerned
that it only appears to cover utility lighting for the driveway, parking and
pedestrianised areas of the school site. There is no indication of the requirements
for sports lighting, aithough we know that sport pitch flood lighting will be
requirement for use either by the school or by the community. Plans for the school
indicate the location of sports facilitles but not the detail of floodlighting. Invariably
the 400m athletics track, which Is noted as ‘dark’, will require floodlighting to be
both accessed and used. This peint potentially applies to access to the football
pitches in the north-east comner of the slte, as well as the tennis courts, MUGA
court and sports centre which are closer to the school buildings.

The lack of indication of floodlighting is at odds with St Albans District Council
policies on the same. Policy 80 states “planning applications including floodlighting
will not be granted where the visual impact of floodlighting columns, Intensity of
lighting or glare would detract from the visual amenity of residential properties,
rural areas or listed building and conservation areas; the provision of floodlighting
would enable undue intensification or extension of a sports facility to the detriment
of a resldential area or character of rural area; and the presence of lighting would
harm the ecology of an area.”

We are concemed that the absence of any details of sports lighting is avoiding
dealing with this aspect of pianning at this stage. All lighting proposals for the
present and future use and their impacts should be expliclt within the planning
application, particularly as this area is a sensitive Green Belt location where light
pollution will be highly visible.

4.0 Green Belt—Deslign Choices

We recognise that our thoughts which we believe make it unsuitable for a school
site, such as those regarding the topography of the site, its location in the Green
Belt and transport issues, have not been considered in the past and the proposal
has progressed. Our response Is therefore limited to design issues In relation to
Its location in Green Belt, rather than the principle of whether development is
appropriate in the first place. However, we remain concermned about coalescence
between Harpenden (Batford) and Wheathampstead and that as a result of this
development only one field held In multiple ownership (Property Spy owners) will
separate Wheathampstead from Harpenden. It is for this reason that we want to
ensure that no ‘creeping urbanisation’ of the parts of the site closest to
Wheathampstead and Mackerye End is subsequently allowed. This would include
ensuring that any structures, seating, pavilions and lighting in the ‘rural’ parts of
the site are not allowed In future and also not associated with this planning

application.
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We support the decislon to locate buildings in the lowest part of the site, closest
to the urban edge of Batford. We also support attempts to keep the helght of the
bullding to two stories to minimise the adverse impact on the Green Belt. However,
the cholce of red brick (the predominant material in the urban area) as the
principal hard landscaping materfal shows Insufficient thought and appreciation of
the history of the site as agricultural land and its continued location In the Green
Belt. NPPF and Local Plan policles on good design and deveicpment in the Green
Belt apply, including St Albans District Council Policy 1 Metropolitan Green Belt,
which states “New development within the Green Belt shall integrate with the
existing iandscape; siting design and external appearance are particularly
important and additional iandscaping will normally be required.”

The design of the proposed building, which includes the range and choice of
landscaping materials for paths, surfaces and parking Is urban and reflects an
urban landscape, which Is not consistent with the rural setting of this school. The
external appearance of the bullding is bulky, and while bulky structures (steel or
timber bams) are not unusual in rural settings, large red brick structures are not
consistent with rural location. Policy 69 In the St Albans District Local Plan states
that “Large isolated bulldings In rural or settlernent edge settings shall be clad In
materials that take account of the generai colour and tonal value of their
background®. Policy 104 of the St Albans Local Plan refers to the Landscape
Conservation Areas and the school site Is within & Landscape Conservation Area.
This requires that any development must “pay regard to setting, siting, design
and external appearance”.

We believe that insufficient thought has been given to the choice and use of hard
landscaping materials on the site and the layout closest to the school bulldings.
We also believe that the height of the sports centre is too high relative the height
of the school buildings and is at odds with the overall desire to keep the school
buiidings as low and unobtrusive as possible.

The photographs used to inform the materials on the site are taken from the
Immediate urban surroundings in Batford, with no reference taken from
agricultural structures in nearby Mackerye End or Wheathampstead. We belleve
that reference to rural agricultural bulldings would create connection with the rural
heritage of this site. In particular, dark timber cladding Is a common feature of
older agricultural bulidings in this area which we suggest would be more in keeping
than red brick and white render.

Many of the landscaping materials used on site also fail to take account of the
connection that the site has with the countryside beyond. Fiint filled gabions, self-
binding gravel, bound gravel, post and wire fencing and timber bollards are
excellent choices for natural or natural looking materlais that connect with the
rural nature of the site. However, concrete block paving, concrete flag paving,
macadam, concrete seating cubes and walls and the seating, dining, cycle shelters
and cycle hoops that are proposed are not choices that sit well In the location.
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We would want to see ‘buff coloured macadam’ used and would prefer to see resin
bound gravel used Instead of concrete block paving. We like the use of self-binding
gravel paths in some areas away from the school. We also think that loose gravel
retained within a cedagravel honeycomb is not a good choice as gravel will move
and the honeycomb will become quickly exposed with wear. We would llke to see
a consistency of paved materials both in terms of colour (light coloured) and
material (gravel/shingle). We would Ilke to see seating/outdoor
dining/shelters/bin storage etc choices that use natural materials i.e. wood that
reflect the simplicity of the countryside, rather than steel, concrete and Perspex.

We think that the area In the centre of the school buildings is too urban and uses
too many different materials to define areas. We would like to see more green
spaces within this area, even If AstroTurf is used. We support thoughtful choices
such as the Inclusion of a herb garden, outdoor classroom and outdoor gym.

We would like to see the existing tree and hedge boundaries in all site locations
strengthened and protected against future development. In particular, we would
like to see many more trees planted on both existing hedge boundaries as well as
tree planting to screen, where possible the bullding from the road and in other
key locations. We note the tree cholices in the landscaping plan but would like to
see appropriate evergreen specimens included too, for example, pinus sylvestris.

5.0 Flood Management

The Flood Risk Assessment (MLM Consulting Engineers Ltd) identifies that an
informal watercourse runs along the western boundary of the site (Common Lane)
which drains 129 hectares of surrounding rural and residential land. Bulidings and
hard surfaces will account for 13% of the 17.20 ha site (Design and Access para.
6.6) and we have some concerns about the impact of hard surfaces on flooding,
particularly In the south-west corner of the site. We recognise that flood
attenuation through a planted basin and swales are proposed for the south and
south-west areas of the site. We also recognise that the hard landscaping
proposals include fully permeable surfacing In many areas of the site, although It
Is not clear what percentage is permeable and impermeable. We are concemned
that the Flood Risk Assessment identifies that there Is a risk of flooding of locai
infrastructure (roads) if the local sewers/drains are overloaded with flood water
or become blocked (para. 10.4 Infrastructure Flooding).

We are also concerned that the ongoing maintenance of the planted basin, swales,
permeable surfaces and onsite drainage will be managed by others and we see no
evidence of the long-term management plan suggested by MLM, which is
important to the on-going effective drainage of the site. There is also insufficient
information about how the sports pitches will be drained and the Impact on the
overall site.

Our concerns about drainage are principally about the impact upon the Lower
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Luton Roead, if the drainage proposals either do not work as planned, fail through
Incorrect maintenance or are subject to extreme weather (cloud burst). We
recognise that drainage calculations have been adjusted for gfobal warming, but
we are concerned that a combination of circumstances could result In flooding on
the heavily used Lower Luton Road.

6.0 Transport Network and School Transport

The transport logistics of the site location are by far the greatest concern of
Wheathampstead Parish Council, Road safety along the heavily used Lower Luton
Road teeters on the brink of traffic chaos at peak times. We are therefore
concerned that if not extremely well managed, the impact of school buses,
parental drop offs and large numbers of students trying to cross the Lower Luton
Road and Common Lane all within a small window of time will cause both traffic
chaos and significant risk of accidents.

Currently the route to school between Wheathampstead and Harpenden has been
assessed as ‘safe’. We do not consider the route to be safe, as the path is
extremely narrow 60-75cm In places, treffic usage of the Lower Luton Road is
extremely heavy at peak times and Is also used by HGV’s, buses, intercity coaches,
cars and cyclists. The narrowness of the road and single path that runs alongside
it in places means that it is not safe for travel on foot or by cycle to school. For
example, when two large HGV's meet on the Lower Luton Road, one will frequently
mount the pavement to ensure clearance when passing. We support the view in
your transport analysls that neither walking nor cycling from Wheathampstead to
the school is safe. The Lower Luton Road cannot be designated as a safe route to
school,

We recognise that the proposed one-way configuration in and aut of the site is
probably the only viable opticn for traffic management around the site. However,
we are very concerned about this configuration which we belleve will affect the
flow of traffic along the Lower Luton Road, increasing already bad congestion and
Increasing the risk of car/car and pedestrian/car accidents.

6.1 Risk of accidents using the Toucan pedestrian crossing

We are very concerned about the risk of shunting accidents caused either by the
pedestrian crossing or by school coaches/cars turning inte the school site from
Wheathampstead. We conslder that the entire road surface that adjoins the entire
width of the school site should be surfaced In a different material to the usual
roadway macadam to ensure cars/coaches/HGV's slow down at entry to this
‘problem area’. This could reduce the risk of car shunting accidents and/or
pedestrian Injury. We are dismayed to see that there appears to be ho evidence
of speed survey of traffic on the Lower Luton Road, when the risks of traffic volume
and traffic speed related accidents generated by this proposal are a concem for

many.
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6.2 Risk of accldents at Common Lane

Common Lane which adjoins the site is incorrectly described as “a two-way
carriageway approximately 2.5km In length linking Lower Luton Road to Kimpton
Bottorn (B652)” (Design and Access para. 3.56) It is only a two-way road for a
few hundred metres, the remainder is a single carrlageway rural road with passing
places. There have been numerous accidents at the Common Lane/Lower Luton
Road junction in the past five years. The need to access the school site from either
Common Lane (pedestrians/school staff cars/parents with cars) or Lower Luton
Road (school coaches/parents with cars/pedestrians) will result in accidents unless
the traffic management system Is thoroughly and systematically worked out In
advance of the school opening. We draw attention to the very real concern that
Increased traffic will compromise emergency vehicle access, Ambulances regularly
attend the vicinity as it abuts the Lea Springs Residential Care Home.

6.3 Risk of accidents exiting the school site

Your Transport Audit identifies that the topography of the site will make access
from the Lower Luton Road difficult. The ‘infout’ access into site are further up the
hill and while the layout appears to make sense when viewed as a flat plan, we
are worried that the height of the site relative to the road has not been fully taken
Into account when assessing the traffic risks. Your own report highlights the
problem of the poor vislbllity splay caused by level changes when leaving the site.

We are also concerned about the lighting In this location and feel that better quality
lighting is needed along this stretch of the Lower Luton Road, including highly
visible lighting at both entry/exit points into the site. We note the engineer has
suggested In the Transport Audit that the visibllity splays for the entrance/exit
onto Lower Luton Road will require significant cutting back of the existing banking
in order to facilitate visibility. We are concerned that this will affect the footpath
that currently runs alongside the Lower Luton Road and that there is a lack of
clarity about how the school entrance cuttings/ghost istand and footpath with work
with the current 1.5-2m level change from the road onto the green field site.

We do not agree with the assessment from the Education and Skills Funding
Agency, that “analysis of road casualty data has not revealed any Identifiable
existing collision Issues assoclated with the expected movements generated by
the proposed development, therefore it is censidered that there are no existing
road safety Issues pertinent to the development of the site”, In fact, the evidence
of the county council’s own Transport Audit highlights accurate safety concerns
and in the past five years a total of 18 collislons occurred in this location. This
includes Lower Luton Road between the junctions with Castle Rise and Pickford
Hill, and Common Lane. Most collisions took place in the spring and autumn
months, times of the year when schools are also at thelr buslest.

19.6% {225) of the school’s 1,150 students are expected to be travelling from

6
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Wheathampstead. We believe that all students from Wheathampstead should be
encouraged to use buses to travel to school. We consider that the pedestrian route
to the school (Including cycling) from Wheathampstead is unsafe, We do not want
to increase traffic volumes and associated accidents on the Lower Luton Road
through increased car usage. We therefore suggest accessible bus transport
between Wheathampstead and the school be made avallable, alongslde extenslve
encouragement of parents and pupils to use dedicated school transport at peak
times.

We reiterate our view that the current route to school is unsafe and as a result all
children from Wheathampstead must be able to access statutory school transport
funded by Hetts County Council to Katherine Warington Schocl on the basis that
the route is not safe. We also note that all figures for travel to school by bus
assumed that 50% will travel by this mode. We would want all children from
Wheathampstead to travel to school and return by bus, unless they are taking
part in after school activities. Discounted use of public buses still amounts to
hundreds of pounds per child each year and unless statutory school transport is
implemented for Wheathampstead children, there will remain very high levels of
parental cars trying to access the site or locations nearby for drop off and pick up.

We are very concerned about the volume of traffic that will result on Leasey Bridge
Lane/Cherry Tree Lane as parents from Southdown attempt to access the school
site from the other side of Harpenden. This narrow single-track road with passing
places is already close to gridiock in the moming and Is dangerous at both ends.
Previous Herts County Council studies have highlighted the problems caused by
too much traffic using this unsuitable road, but nothing is mentioned In this
planning application and no solutions are proposed. We find this extremely
disappointing.

We welcome improvements to existing walking/cycle paths between the proposed
school to the Lea Valley Estate but we would also llke to see a pedestrian crossing
put in place near the junction of Marshalis Heath Lane and the Lower Luton Road.
This would facilitate access across the road for cyclists from Gustard
Wood/Blackmore End/Mackerye End who might then use the Nicky Line
walking/cycle path to reach the school ‘off road’.

This concludes our comments regarding the planning application,
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Wheathampstead Parish Council response to the Katherine Warington
School Planning Application Lodged by Hertfordshire County Council
Addendum re archaeological remains

Wheathampstead Parish Councll is now aware of archaeological remains on this
site Including a locally rare rural cemetery. This burial site of potentlal national
significance dates from the late 7% Century and is vulnerable to development and
illicit activities such as night hawking. In the event of development being approved
Wheathampstead Parish Council believe that excavation of this site Is essential for
the long term public benefit and for the acquisition of knowledge. This significantly
outwelghs any option to deep bury the cemetery in situ.

1
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Land to the north of Lower Luton Road, Harpenden
(Katherine Warington School)
Planning Application: 5/2733-17

Addendum to response to planning application by Wheathampstead Parish
Council dated 4 Aug 2017 (and 14 Nov 2017 for archaeology) following the
submission of further Information.

Wheathampstead Parish Councit notes the additlonal Information provided In support
of this application for a new type of sustainable school, however we remain concerned
about the viability of the site for a new school. The Local Transport Project Report
refers to the lack of safe routes for cycle and pedestrian access especially east of Folly
Flelds.

Despite a detailed technical analysis of traffic movement and public transport there
remain several outstanding issues:

* No regard has been glven to the planned increase In traffic that will result from
the recent plan to increase passenger numbers at Luton Airport by 50%. The
Lower Luton Road is at near standstiil at rush hour already without any
additional traffic for the airport or the proposed school.

e In 2011 Mouchel examined the Lower Luton Road as a “safe route to school”
and concluded that it was safe. The brief paragraph analysing the dangerous
¢c1000m section of footway says:

“Cross Lower Luton Road on the existing pelican crossing at the Folly
Fields junction as the northern footway runs out shortly. The footway
continues on the southern side of the road. From here the footway runs
next to the main carriageway. It Is narrow at 1.25m and bupils should
really use this in single file but it should be wide enough. The carrlageway
is not wide either and on occasions large vehicles run close to the kerb
face when dealing with oncoming traffic. In places, when this happens,
nearside 'wing mirrors’ can be an Issue, but this can be addressed by
'siding out’ the footway to increase its width. The road is a bus route, the
St.Albans Area Lorry Ban should control the number of large HGVs but a
significant number still use this route. The section suffering with ‘wing
mirror issues’ Is some 300m In length and would benefit from
maintenance to side out the footway and cut back hedgerow bushes.”

It highlights the dangers of wing mirrors and the need to walk single file. It
recommended ‘slding out’ the footway to Increase the width. It claims it is
1.25m but In fact it narrows to 85cm in places. Siding out is flawed advice that
cannot be delivered as most of the route Is restricted by brick walls, lighting
columns and other fixed obstacles. The carriageway itseif Is too narrow
comfortably to cater for large vehicles without thelr mounting the pavement.
The Parish Council has received complaints from residents along the road
because of the damage caused to their driveways as a result. Tyre marks,
broken kerbs stones and drain covers confirm this.



It is reassuring that the Local Transport Project Report acknowledges the
dangers of the Lower Luton Road and absence of a safe route for cyclists and
pedestrians.

We therefore strongly recommend a full review of the Lower Luton Road as a
safe route to school.

» There is no indication in this application as to how the numerous pinch points
(one just before Marshalls Heath Lane and multiple others beyond Folly Fields)
and safe road crossing from Leasey Bridge Lane to the east of the school can be
dealt with. Given the above and the likelihood of all village children eventually
attending this school, Wheathampstead pupils stili have no safe route to get
there — either by foot or by bicycle. The current footway is totally inadequate
and dangerous for much of its length. There is a high probability that a child
could be seriously injured or even be killed on these unsafe paths. The fact
that the Travel Plan does not recommend walking or cycling between Folly
Fields and the village confirms this view.

+ The only safe way to overcome these shortcomings is to ensure village children
travel on buses that can disembark and embark on the schoo! site without
causing gridiock on the Lower Luton Road. We suggest further land Is
purchased to enable buses to enter the site from Common Lane and not the
Lower Luton Road.

« We see no incentive to ensure pupils take the bus option. There needs to be bus
subsidy to achieve this. If the cost of using buses is high then parents will
resort to driving their children and dropping them off and picking them at the
site.

» Further, the new estimate of the number of parents who will drive their children
to school is, in our opinion, underestimated and unrealistic.

» Too much emphasis s given to the extension of the 30 miles an hour speed
restriction as a means of protecting the children and preventing accidents. The
main danger comes from the inadequate safe route to school.

Wheathampstead Parish Council fully supports the need for a new school but
remain extremely concerned that the access issues have not been adequately
addressed for this site. We reiterate our previous .concerns about the application.

9 January 2018
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Mr Chay Dempster Highways

Hertfordshire County Council PO Box 153

County Hall Stevenage

Pegs Lane SG1 2GH

Hertford

Hertfordshire Email:HighwaysPlanning@hertfordshi

SG13 8DQ gov.uk
Website: www.hertsfordshire.gov.uk
Our Ref:

Your Ref: 8/2733-17

Date: 15 January 2018

Dear Mr Dempster
ADDRESS
Land to the north of Lower Luton Road, Harpenden, Hertfordshire

PROPOSAL

Proposed application for the construction of new 6 FE school buildings, vehicular
access/egress onto the Lower Luton Road, vehicular access onto Common Lane, two
pedestrian accesses/egresses onto Common Lane, car parking, cycle storage, coach
parking, playing fields, tennis courts / multi-use games area, surface water attenuation
measures, hard and soft landscaping and other associated development

Application No. 5/2733-17

DECISION

Notice is given under article 10 of the Town and Country Planning (General
Development Procedure) Order 1995 that the Hertfordshire County Council as local

highway authority does not wish to raise an objection to this planning application
subject to planning conditions.

RECOMMENDED PLANNING CONDITION

NEW ACCESS TO COMMON LANE

Prior to the first occupation of the development hereby permitted the vehicular
access to Common Lane shall be provided and thereafter retained at the position
shown on the approved plan {Preliminary Design — Potential S278 Works —
Common Lane vehicle Access Drawing Number 2675-AWP-002-1) in accordance
with the approved highway specification. Arrangement shall be made for surface



water drainage to be intercepted and disposed of separately so that it does not
discharge from or onto the highway carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway.

NEW ACCESS TO LOWER LUTON ROAD

Prior to school second year intake of the development hereby permitted the
vehicular access to Lower Luton Road shall be provided and thereafter retained at
the position shown on the approved plan (Car Bus Drop off Spaces, Drawing
Number LTP/2675/T1/05.01) in accordance with the approved highway specification.
Arrangement shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not discharge from or onto the highway
carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway.

PROPOSED CROSSING/CAPACITY IMPROVEMENTS - LOWER LUTON
ROAD/STATION ROAD

Part A

Notwithstanding the details indicated on the submitted drawings no works shall
commence on site unless otherwise agreed in writing until a detailed scheme for the
off-site highway improvement works as indicated on 88 —Proposed Crossing
Conversion / S11 — Proposed Capacity Improvements, Drawing No.
2675/AWP/S08/01 have been submitted to and approved in writing by the Local
Planning Authority.

Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

Part B

Prior to first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed to the
written satisfaction of the Local Planning Authority in consultation with the Highway
Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.

HIGHWAY IMPROVEMENTS — OFF-SITE SUSTAINABLE TRANSPORT
IMPROVEMENTS LISTED IN TRANSPORT ASSESSMENT (TABLE 22) AND
TRAVEL PLAN (TABLE 5)

Part A



Notwithstanding the details indicated in the Transport Assessment and indicative
drawings no works shall commence on site unless otherwise agreed in writing until a
detailed scheme for the off-site highway improvement works have been submitted to
and approved in writing by the Local Planning Authority.

Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

PartB

Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed to the
written satisfaction of the Local Planning Authority in consultation with the Highway
Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.

TRAVEL PLAN

No part of the development hereby permitted shall be occupied prior to the implementation
of the approved Travel Plan Reference No. LTP/2675/Final Issue 3, 06/12/2017. Those
parts of the approved Travel Plan that are identified therein as being capable of
implementation after occupation shall be implemented in accordance with the timetable
contained therein and shall continue to be implemented as long as any part of the
development is occupied.

Reason: To ensure that the development offers a wide range of travel choices to reduce the
impact of travel and transport on the environment.

AREA WIDE OFF-SITE PARKING RESTRICTIONS (PART A)

Prior to the second year intake, all waiting restrictions shown in principle in Drawing
No.2675-AWP-530-01 (Proposed Waiting Restrictions) will be implemented.

Reason: In the interests of highway safety.

AREA WIDE OFF-SITE PARKING RESTRICTIONS (PART B)

Prior to the fifth year pupil intake a second phase of off-site parking restrictions will be
implemented to overcome any further parking issues attributable to the school operation to
the approval of the planning authority. For the avoidance of doubt the restriction may take
the form of either additional standard style waiting restrictions and/or CPZ.

Reason: In the interests of highway safety and environmental amenity.
HIGHWAY WORKS - LOWER LUTON ROAD
Part A



Notwithstanding the details indicated on the submitted drawings no occupation shall
be permitted unless otherwise agreed in writing until a detailed scheme for the off-
site highway improvement works as indicated on drawing no 2675-AWP-SL01-02
(Option 1 — Extension of existing 30mph Speed Limit Wheathampstead to Batford)
have been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

Part B

Prior to the second year intake of the development hereby permitted the off-site
highway improvement works referred to in Part A of this condition shall be completed
to the written satisfaction of the Local Planning Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.

CONSTRUCTION MANAGEMENT PLAN

Construction of the development hereby approved shall not commence until a Construction
Management Plan has been submitted to and approved in writing by the local planning
authority. Thereafter the construction of the development shall only be carried out in
accordance with the approved Plan. The Construction Traffic Management Plan shall
include details of:

Construction vehicle numbers, type, routing;

Traffic management requirements;

Construction and storage compounds (including areas designated for car parking);

Siting and details of wheel washing facilities;

Cleaning of site entrances, site tracks and the adjacent public highway;

Timing of construction activities;

Provision of sufficient on-site parking prior to commencement of construction

activities;

» Post construction restoration/reinstatement of the working areas and temporary
access to the public highway;

¢ Provision of pre-condition condition survey.

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



COMMENTS
INTRODUCTION

Hertfordshire County Council officers have met with the applicant’s representatives
to discuss the highway issues associated with the proposal. Our discussions have
covered a wide range of issues relating to internal layout, off-site highway works and
wider transport provision. The focus of our discussions can be summerised under
several main subject headings:

¢ Overview Section 1
¢ |nternal Layout Section 2
e Traffic Impact Section 3
¢ Sustainability Section 4
s Travel Plan Section 5
¢ Parking Section 6
e Lower Luton Road - Highway Works Section 7

This report considers each subject in turn.
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Overview

This planning application is for a new 6 form of entry (6FE) secondary school at land
to the north of Lower Luton Road, Batford, Harpenden. The school will have a
capacity of up to 1,150 pupils, made up of 800 pupils in the main school and 250 in
the sixth form.

The school is expected to employ a total of 84 FTE (Full-Time Equivalent) staff upon
full occupation of the site. Given the phased occupation of the school, staff numbers
are expected to gradually increase broadly in line with pupil numbers.

Under current proposals, the school will open in temporary accommodation at the
site in September 2018 and will have an initial Year 7 intake of 180 pupils. The main
school building will then be constructed and a fresh intake of 180 pupils in each
academic year, with full capacity expected by September 2024. Once the main
school building has been constructed the temporary accommodation will become the
sports hall.

The site is expected to have sports facilities available for community use. It should
be noted that this community use would be outside of the typical network peak
hours.

The site has two primary highway boundaries, Lower Luton Road to the south and
Common Lane to the west. The applicant has carried out an assessment of the
options and settled on a main highway access from Lower Luton Road, with a
secondary access via Common Lane initially to serve the temporary first year
arrangements, thereafter primarily to serve community sports facility, delivery and
servicing.

The primary access will take the form of two priority T-junctions to Lower Luton
Road. A one-way loop will operate internal to the site, with the westernmost access
from Lower Luton Road being entry only, and the easternmost access being exit
only. Lower Luton Road is proposed to be widened within the site frontage in order to
provide a central ghost-island right-turn lane at the site entry point, with capacity for
approximately 5 vehicles.

Lower Luton Road is a busy route used by a combination of local and through traffic.
The route is generally free flowing outside usual peak periods but the mini
roundabout junction at Station Road is the point where a majority of congestion
occurs. As part of the proposal the applicant will deliver a scheme to increase
capacity at the junction and help accommodate additional demand.

In the immediate vicinity of the school new and improved pedestrian facilities will be
provided including a new toucan crossing between Common Lane and the proposed
entrance to the school. A further package of off-site pedestrian and cycle
improvements is proposed as part of the development.

The existing 30mph speed limit which terminates in the vicinity of the proposed
school access will be extended eastwards towards Wheathampstead. Unfortunately,
due to the orientation of the access arrangement, directly to Lower Luton Road, it will
not be practical to introduce a 20mph school zone to cover the access layout. Lower
Luton Road forms part of the county’s main distributor road network, therefore due to
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the nature of the route it is not considered feasible to introduce sufficient physical
measures to support a 20mph speed limit.

A fundamental part of measures to support the school is the additicnal bus service
provision which is specifically designed to around the scale and location of predicted
catchment.

The proposals include the provision of a total of 97 car parking spaces, including 79
spaces served via the primary access from Lower Luton Road, and 18 spaces
served via the secondary access from Common Lane. A series of off-site parking
restrictions will be introduced to ensure vehicles dropping off/picking up do not
obstruct routes or junctions. An additional contribution towards further parking
restrictions and/or a residential CPZ will be made available. A total of 117 cycle
parking spaces will be provided at the site. These spaces will be located in a covered
and secure area with good natural surveillance to the south-east of the main school
building.

Sixth form parking will not be permitted on-site and all on-site parking is expected to
be reserved for staff and visitors. As with arrangements at other schoois in
Harpenden sixth form students driving to/from the school will be required to register
their vehicle registration number, for the purposes of identification in the event of off-
site parking issues.

The overarching theme of the proposal is a greater emphasis towards sustainable
access to the school. The combination of an extensive package of off-site
pedestrian/cycling measures with specific additional bus services are designed to
support an ambitious modal split target which will be monitored by a robust Travel
Plan.
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Internal Layout

The internal layout has been the subject of further to discussions with the applicant.
In relation to the main access from Lower Luton Road the latest revision is shown in
Drawing LTP/2675/T1/05.01 (Car and Bus Drop Off Spaces). The access/egress
operates as a clockwise one-way system. The junction layout has been the subject
of a Stage 1 Safety Audit and recommendations have been incorporated into the
design.

Due to the demand to access the school over such a narrow time period, when fully
occupied the parking/pick up/drop off area will be congested. Therefore, to ensure
the area is works efficiently it must be relatively free flowing.

The latest layout submitted by the applicant includes a number of internal road

‘markings to ensure that appropriate circulation for both buses and cars is maintained

within the site:

e The provision of double yellow lines around the offside of the internal road to
ensure this lane is kept free of parking, allowing all vehicles, including buses to
circulate around the site. Additional measures (e.g. signing) could also be
provided on the offside to restrict stopping in this lane if necessary.

e The provision of double yellow lines at all locations within the site where parking
will be prohibited. These restrictions would still allow brief drop-off and pick-up
trips to occur in the nearside lane.

» The provision of a bus lane adjacent to the easternmost lay-by, to allow stacking
space for up to 9 buses, whilst maintaining a traffic lane for other vehicles. This
area would only be expected to contain the maximum number of waiting buses
during the School PM peak, with staggered arrivals during the AM peak. The
waiting restrictions will allow a bus to enter the site and proceed to the bus bays
unimpeded, and cars will also be required to give way to departing buses on
exit. This will allow for better bus circulation within the site and avoid any
unnecessary delay for buses on exit.

+ Dedication of a row of parking to the western side of the car park for visitor and
pick-up parking, allowing a number of pick-up trips to occur away from the main
internal loop.

The phased occupation of the school, will allow the on-site management of both car
and bus drop-off/pick up can be reviewed by the school on an annual basis as part of
the Travel Plan monitoring process.

The operation of the junctions with Lower Luton Road has been modelied and
although it is noted that any queues at the site exit are predicted they will be
contained within the site. In addition, the capacity of the right turn movement into the
entrance is considered acceptable to accommodate right turning vehicles, leaving
Lower Luton Road westbound carriageway largely unobstructed.

Recommended Conditions

New Access to Common Lane

Prior to the first occupation of the development hereby permitted the vehicular
access to Common Lane shall be provided and thereafter retained at the position
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Traffic Impact

The proposed school will have capacity for 1,150 pupils consisting of 6 form entry
(6FE), up to 180 pupils in each academic year (Years 7 to 11) and 250 pupils in the

sixth form.

Under the current proposals, the school will open in temporary accommodation at

the site in September 2018 with an initial Year 7 intake of 180 pupils. The main

school building will be constructed for occupation by entry of second year intake and

180 pupils in each academic year thereafter, with full capacity expected by
September 2024. Once the main school building has been constructed, the
temporary accommodation wili become the sports hall.

The school is expected to employ a total FTE of 84 staff. Given the phased

occupation of the school, staff numbers are expected to gradually increase in line

with pupil numbers.

in the Transport Statement (Table 8) provides a summary of school catchment area

and the amount of pupils predicted to attend:

Area - e e Al % Pupils - Proposed Pupils -
Area 1 (Kinsboume Green) 0.5% 5
Area 2 (New Mill End/East Hyde) 0.9% 10
Area 3 (Batford/Marshall's Heath) 7.5% 86
Area 5 (Central Harpenden) 7.5% 86
Area 6 (Hatching Green) 0.9% 10
Area 7 (Southdown) 21.6% 248
Blackmore End 1.2% 14
Flamstead 5.9% 67
Hemel West & South 9.1% 105
Kimpton ' 3.7% 43
Redbourn 7.0% 81
Sandridge 0.5% 5
Welwyn & East 0.5% 5
Wheathampstead 19.6% 225
Luton & North West 3.3% 38
North Villages 7.9% 91
St Albans & South 2.5% 29
TOTAL 1,150

(TA Table 9: Proposed Pupil Distribution Split)

Table 10 from the TA summerises catchment area/pupil numbers and distance from

site.
i [DCFE 0—1km - 1—-2km - 2 —5km S5km+ total -
Pupils 151 141 442 416 1,150
% Pupils 13.1% 12.3% 38.4% 36.2% 100%

(TA Table 10: Proposed pupil distance from site)

Table 9 demonstrates that 292 pupils (25.4%) are expected to live within a 2km and

are therefore likely to be within a suitable walking distance. “Acceptable” walking

distances will obviously vary between individuals and circumstances and will depend




shown on the approved plan (Preliminary Design — Potential S278 Works —
Common Lane vehicle Access Drawing Number 2675-AWP-002-1) in accordance
with the approved highway specification. Arrangement shall be made for surface
water drainage to be intercepted and disposed of separately so that it does not
discharge from or onto the highway carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway.

New Access to Lower Luton Road

Prior to school second year intake of the development hereby permitted the
vehicular access to Lower Luton Road shall be provided and thereafter retained at
the position shown on the approved plan (Car Bus Drop off Spaces, Drawing
Number LTP/2675/T1/05.01) in accordance with the approved highway specification.
Arrangement shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not discharge from or onto the highway
carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway.
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on various factors. However, 2km is considered to be an industry standard distance
and originates from ‘Guidelines for Providing for Journeys on Feot’ {(IHIT 200).

The 2km distance is a key factor for this proposal as the school catchment area
extends to cover Wheathampstead which is predicted to generate 20% of pupils.
The centre of Wheathampstead is approximately 3.5km from the site and therefore
for analysis purposes not considered to be within walking distance. The section of
Lower Luton Road between the site and Wheathampstead has been assessed as a
school walking route against road safety audit guidelines and judged 'not to be safe’.
Therefore, for analysis using modal split, pupils from Wheathampstead are included
in the 38% (442 pupils) expected to live within a 2-5km distance of the site and will
travel by bus.

Normally, distances between 2km and 5km would are ideal for cycling.
Unfortunately, in this case the only practical route available is along B653 Lower
Luton Road. Although the applicant will extend the 30mph speed limit to cover the
complete section being between the site and Wheathampstead the nature of the
road (and pinch points) rule out the opportunity to provide suitable cycling facilities.
The applicant will carry out improvements to the route which will include extensive
vegetation clearance and 'siding out’, which should effectively increase carriageway
and footway widths, which combined with other works will lead to safer more
attractive route. In the section of Lower Luton Road between Valley Rise and the
school entrance the footway will be increased to a minimum 3m width. The majority
of pupils attending the school originating from Wheathampstead are expected to
travel by bus.

Pupils living in excess of 5km of the school are expected to be largely reliant upon
car or bus services to travel to and from school, although a small number of pupils
may be expected to cycle.

The baseline modal split based on original ‘Highways and Access Feasibility Study —
2017 Review’ (Stomor,2017) is listed in Table 13 of the TA

Mode Percentage ~_No. Pupils
Walk/Cycle 24.5% 282
Car Share 11.4% 131

Car/Taxi 28.6% 329
Bus 35.5% 408
TOTAL 1,150

(TA Table 13 — Baseline Modal Spilit)

As a result of the package of sustainable transport improvements, most notably the
enhancements to bus services, the applicant predicts the following ‘enhanced’ pupil
modal splits will be achieved. It should be noted that for capacity analysis purposes
the applicant has included ‘baseline’ modal split calculations in the TA alongside an
‘enhanced split’ for sensitivity testing purposes.

Mode - Percentage Pupils No. Pupils
Walk/Cycle 25.6% 294
Car Share 51% 59
Car/Taxi 12.8% 147
Bus 56.5% 649
TOTAL ' 1,150

(TA Table 15 — Enhanced Modal Split)
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The number of two-way venhicle trips likely to be generated by the school peak
periods is outlined within Table 16 of the TA. Reductions have been applied to allow
for a proportion of trips taking place either side of peak periods {due to
extracurricular activities/after school clubs, etc) a deduction has also been applied to
allow for existing trips which may already be taking place on the highway. The table
below summerises total predicted vehicle trip rates

Baseline Modal Split- Vehicle Enhanced Modal Split — Vehicle

Trip Generation Trip Generation

Arrivals Depart Two Way | Arrivals Depart Two way

Trips Trips

AM Peak
Pupil Trips 253 253 506 114 114 228
Staff Trips 32 0 32 32 0 32
Total 285 253 538 146 114 260
PM Peak :
Pupil Trips 200 200 400 90 90 180
Staff Trips 0 27 27 0 27 27
Total 200 227 427 90 117 207
Network PM Peak
Pupil Trips 40 40 80 18 18 36
Staff Peak 0 14 14 0 14 14
Total 40 54 94 18 32 50

(Based on TA Table 19 Two Way Total Vehicle Trip Generation)

Off- Site Highway Works

As part of pre-application scoping discussions, HCC expressed concerns about
significantly increasing capacity on the Lower Luton Road corridor as this may
encourage additional through-traffic, to the detriment of residents of Batford,
Harpenden and Wheathampstead. However, it is acknowledged that a balance
between mitigating against the impact of the development and providing measures to
promote sustainable travel needs to be struck. Nevertheless, it should alsc be noted
that there is a limited corridor width available on Lower Luton Road, particularly
within Batford and at the Station Road junction, which effectively rules out the
potential for major practical capacity improvements to be implemented. However,
several junctions have been tested to understand the impact of the proposal.

¢ Lower Luton Road junction with Common Lane (mini-roundabout)

o Lower Luton Road junction with Station Road (mini Roundabout)

In both cases, the junctions are currently operating above normal capacity criteria.
By 2025 (year of school's full capacity) without any development background traffic
levels are predicted to have increased leading to a slight worsening in current levels
of congestion. During peak school arrival/departure times traffic generated by a
secondary school will add additional pressure across the local road network.
Individual modelling of both junctions demonstrate the scale of increase in
congestion at these junctions, particularly during the AM peak period, when school
arrival combines with road network peak.




3.15

3.16

3.17

There is little opportunity to improve the operation of the mini roundabout at
Common Lane. The applicant offered a replacement layout consisting of a ghost
island/right turn facility but on balance the highway authority prefers the existing
arrangement to remain unchanged. However, as a result of the increase in demand
on the Station Road mini roundabout improvements to the junction have been
prepared. The scheme involves alterations to the existing kerb line on the western
side of the roundabout to allow the provision of two lanes on the immediate Station
Road and Lower Luton Road (W) approaches to the mini-roundabout. Alterations to
the existing kerbed central islands are also proposed, to allow the provision of two
approach [anes on the Lower Luton Road (E) arm.

‘Although it is accepted that the mini-roundabout will continue to operate above the

capacity during all modelled periods, the proposed improvement scheme would
mitigate against the impact of the development.

The highway authority agrees with the conclusion reached by the applicant that the
proposed development will not have a severe impact on the operation local highway
network. Therefore the proposals are considered to be in accordance with the
‘National Planning Policy Framework’ (DCLG, 2012), which states that “development
should only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe”.

Recommended Condition

Proposed Crossing/Capacity Improvements - Lower Luton Road/Station Road

Condition (A)

Notwithstanding the details indicated on the submitted drawings no works shall
commence on site unless otherwise agreed in writing until a detailed scheme for the
off-site highway improvement works as indicated on S8 —Proposed Crossing
Conversion / $11 — Proposed Capacity Improvements, Drawing No.
2675/AWP/S08/01 have been submitted to and approved in writing by the Local
Planning Authority.

Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

Condition (B)

Prior to first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed to the
written satisfaction of the Local Planning Authority in consultation with the Highway
Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.
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Sustainable Transport Measures

The package of sustainable transport improvement measures brought forward
reflects HCC’s request for greater emphasis towards sustainable transport.

Walking

As previously outlined, guidance from the CIHT suggests that 2km as the preferred
maximum walking distance for a number of trips, including commuting and school
trips (IHT, 2000). Walking trips will therefore be promoted amongst pupils living
within a 2km of the site, which includes large residential areas to the south and west.

A number of the proposed sustainable access improvements are focussed on
improving the walking environment surrounding the school. Given that a large part of
the proposed catchment area covers the Aldwickbury estate and Southdown areas, it
is expected that a high proportion of pupils that walk to/from the site.

Walking trips will not be specifically promoted amongst pupils living outside of this
2km area, including pupils in Wheathampstead and Redbourn for example, although
it is acknowledged that some pupils may choose to walk greater distance.

Cycling

As outlined in the TA (Table 15), under the proposed modal split projections, a total
of 25.6% of pupils could be expected to walk or cycle to school. The DfT state that
“in common with other modes, many utility cycle journeys are under three miles
(5km), although, for commuter journeys, a trip distance of over five miles (8km) is not
uncommon” (DfT, 2008). Cycle trips would therefore usually be promoted amongst
pupils living within a 5km of the site. Unfortunately, there are significant constraints
to encouraging cycle access to the site, for example the topography of Harpenden
and the availability of land which both limit the potential for improving cycle routes.

However, as outlined within the TA (Table 22 Section 8.2), a number of the proposed
sustainable access improvements will include measures to encourage cycling,
including:

s The provision of a toucan crossing on Lower Luton Road within the site frontage,
connecting KWS with Crabtree Lane;

e The provision of street lighting along Piggottshill Lane, a quiet lane which
provides a link between KWS and the Southdown area;

e The provision of traffic calming on Crabtree Lane; and

» The provision of a shared-use foot/cycleway between KWS and Valley Rise to
the east of the site.

It is expected that cycle trips could therefore be promoted amongst pupils living
within the Lea Valley Estate to the west of the site, as well as the Aldwickbury estate
and Southdown areas located to the south. A number of streets within Southdown
are traffic calmed and provide a suitable environment for cycling. The Piggottshill
Lane link will provide a quiet, lit cycle route to the site and the proposed traffic
calming on Crabtree Lane will provide a safer environment. The proposed toucan
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crossing within the site frontage will allow cyclists travelling to/from the south to
safely cross Lower Luton Road.

Access by bus

The proposed bus provision for the school has been informed by a detailed Public
Transport Study and subsequent Supplementary Public Transport Note which
provide information regarding the potential bus service improvements to be
implemented as part of the development. These studies provide an outline of all bus
services operating on schooldays within Harpenden and include a summary of
routes, fares and times of operation. The study uses this information along with the
proposed school catchment area, modal split projections and surveys of existing bus
demand/capacity to determine the service improvements.

These improvements are based on the proposed pupil catchment data provided, and
will need to evolve to meet the actual pupil catchment once the school becomes
operational. It is therefore proposed to undertake an annual review of pupil
postcodes relative to the available bus services as part of the annual Travel Plan
monitoring process.

The school will work with HCC’s Passenger Transport Unit, The School Trust and
local bus operators (the Bus Delivery Group) to agree the bus service delivery plan,
this part of the Travel Plan will be reviewed annually thereafter.

Under the enhanced modal split projections, a total of 56.5% of pupils are expected
to travel to school by bus. As outlined within the applicant’s ‘Public Transport
Strategy’ document, in order to achieve this modal split, a total of 75% of pupils living
in excess of 2km of the site will have to travel by bus. As outlined in the TA, a
number of service improvements are proposed in order to facilitate sufficient capacity
and services for the bus modal split to be achieved.

Area .. . ...- . - .. |Distance from | Total Pupils : | Pupils by bus
Area 1 (Kinsbourne Green) 2 - 5km 5 4
Area 2 (New Mill End/East 2 - 5km 10 8
Hyde)

Area 3 (Batford/Marshall's 0-1km 86 N/A
Heath)

Area 5 (Central Harpenden) 0-1km 86 N/A
Area 6 (Hatching Green) 2 -5km 10 8
Area 7 (Southdown) 1 - Bkm 284 93
Blackmore End 2 - 5km 14 11
Flamstead 5km+ 67 50
Hemel West & South S5km+ 106 79
Kimpton Skm+ 43 32
Redbourn S5km+ 81 61
Sandridge 5km+ 5 4
Welwyn & East Skm+ 5 4
Wheathampstead 2 5km 225 169
Luton & North West S5km+ 38 29
North Villages 2 - 5km 91 68
St Albans & South S5km+ 29 22
TOTAL 1,150 642
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(Table 21 TA — Projected Pupil Bus Use by Area)

Table 21 demonstrates that the greatest demand for bus travel is expected to be
from Wheathampstead, Southdown, Hemel West & South, Redbourn and Flamstead
areas, the majority of which are outside the typically recommended walking and
cycling distances of the site.

As previously stated, the bus service improvements are based on the proposed pupil
catchment data provided, and will need to evolve to meet the actual pupil catchment
once the school becomes operational. The applicant has confirmed they will provide
financial support for all additional bus service provision for 7 years from date of first

occupation.

Off-site measures

in order to support sustainable travel a package of off-site measures will be delivered
as part of the proposal. The measures include off-site highway works to improve
routes for walking/cycling and junction improvements.

The measures are designed around the key routes likely to be used by pupils. Many
of these improvement schemes centre on the Lower Luton Road corridor but also
include improvements within the Southdown area, along the Crabtree Lane and
Station Road corridors. A plan showing the locations of the proposed sustainable
access improvements is included in the TA (Drawing No.LTP/2675/T1/01 Rev B) and
listed in Table 22 and in Travel Plan Appendix 5.

mini-roundabout with Station
Road

Ref Location Improvement Scheme
1 Site Frontage, Lower Luton Proposed accesses, right turn lane,
Road toucan crossing, Mini-roundabout
modifications, new bus stops, Crabtree
Lane raised table, Common Lane new
eastern footways
2 Site Frontage, Lower Luton Proposed 30mph Speed Limit extension
Road & Crabtree Lane Speed | and school zone to be agreed with HCC
Limit
3 Common Lane junction with Proposed pedestrnian dropped kerbs and
Batford Road & Milford Hill tactile paving
4 Common Lane existing bus Improvements to provide raised bus
stops boarder kerbs
5 Lower Luton Road, west of Proposed pedestrtan crossing
Batford Road improvements, either conversion to zebra
crossing or upgrade to puffin crossing,
subject to further investigations
6 Lower Luton Road junction Proposed pedestrian dropped kerbs and
with Southview Road, Pickford | tactile paving
Hill & Porters Hill
7 Lower Luton Road, east of the | Proposed pedestrian crossing
mini-roundabout with Station improvements, either conversion to zebra
Road crossing or upgrade to puffin crossing,
subject to further investigations
8 Lower Luton Road, west of the | Proposed pedestrian crossing

improvements, either conversion to zebra
crossing or upgrade to puffin crossing,
subject to further investigations




9 Station Road, south of the Proposed controlled crossing (zebra or
mini-roundabout with Lower puffin}, subject to agreement with HCC
Luton Road nr Coldharbour .
Lane
10 Station Road, near the junction | Proposed controlled crossing (zebra or
with Marquis Lane puffin), subject to agreement with HCC
1 Lower Luton Road / Station Proposed capacity improvements
Road Mini- :
Roundabout
12 Station Road, between the Proposed pedestrian improvements,
connections with the Upper dropped kerbs and tactile paving
Lea Valley Greenway and
Harpenden Rail Station
13 Sun Lane, south of the double | Proposed pedestrian refuge island
- mini-roundabout with
Hollybush Lane '
14 Crabtree Lane, over the River | Surfacing and lighting improvements
Lea (assumes no works
to footbridge required)
156 Crabtree Lane, over the River | Footbridge improvements if required by
Lea HCC '
16 Crabtree Lane, between the Proposed traffic calming and pedestrian
junctions with Marquis Lane dropped kerbs and tactile paving
and Aldwickbury Crescent improvements
17 Dalkeith Road, between the Proposed pedestrian crossing
‘ Junctions with Crabtree Lane improvements (dropped kerbs and tactile
and Aldwickbury Crescent paving)
18 All of Piggotshili Lane, and Proposed Quiet Lane link and street
Marquis Lane between lighting improvements
Piggotshill Lane and Crabtree
Lane
19 All of Alzey Gardens Proposed pedestrian crossing
improvements (dropped kerbs and tactile
paving)
20 Wheathampstead Road, west | Proposed pedestrian crossing
of the miniroundabout with improvements (dropped kerbs, tactile
Piggotshill Lane/Alzey paving and pedestnian refuge island)
(Gardens, and Piggotshill Lane,
north of the mini-roundabout
with Wheathampstead
Road/Alzey Gardens
21 Lower Luton Road, between Proposed footway / cycle track and
site boundary to Valley Rise pedestrian crossing
improvements
22 Lower Luton Road, between Proposed footway improvements
Valley Rise and Folly Fields '
23 Various, to be agreed Proposed commuted sum or similar

mechanism to be agreed with HCC to
implement future parking restrictions /
CPZ within school vicinity

(TA Table 22: Off-Site Sustainable Transport access Improvements
(amended))
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The principle of the schemes has been agreed with HCC, although there would still
need to be agreement on the detailed design of the works following any planning
approval. With the exception of the capacity improvements to the Lower Luton
Road/Station Road mini-roundabout (scheme 11) where completion is considered
necessary prior to second year intake, all other schemes would be implemented prior
to occupation of the school.

Scheme ref 14 & 15 Crabtree Lane over River Lea

In relation to Scheme Ref 14 & 15 it was agreed with the appiicant that the area
listed as Crabtree Lane over River Lea is considered to be a significant importance
that the extensive environmental improvement required will be sensitive yet far
reaching to provide long lasting enhancements at an important junction. The
applicant has stated that a scheme in this area will include hard and soft
landscaping, vegetation clearance, lighting, footpath improvements and parapet
improvements. It was agreed that alongside all other off-site works the scheme will
be implemented prior to first occupation of development.

Pedestrian measures - Lower Luton Road

With specific reference to the eastern section of Lower Luton Road (between the site
and Wheathampstead), the applicant has listed a scheme consisting of ‘footway
improvements’. In several sections hedges have grown up to directly abut edge of
carriageway which has the effect of narrowing adjacent running lanes for larger
vehicles. The applicant has clarified that the improvement scheme in this area is to
include vegetation clearance both sides of the road, to re-establish highway
boundary where encroachment has occurred. This should effectively restore
carriageway width. Where footways are present, full vegetation clearance will also
effectively widen usable width for pedestrians. To reinforce the vegetation clearance
extensive ‘siding out’ will be carried out to both carriageway and footway throughout.
However, there are sections, ‘pinch points’, where the extent of footway width is
restricted due to historic highway boundaries. In these areas it is not possible to
provide major improvements and, as a result, despite the improvements, the
pedestrian route between the site and Wheathampstead has been specifically
assessed against road safety audit guidelines and judged to 'not be safe’. This
classification is understood to have implications in relation to the cost of public
transport for pupils.

It is accepted that the overall package of off-site measures will help support the
required modal split and also provide wider community benefits.

Recommended Condition

Highway Improvements — Off-Site Sustainable Transport Improvements listed
in Transport Assessment (Table 22) and Travel Plan (Table 5)

Condition ‘A’

Notwithstanding the details indicated in the Transport Assessment and indicative
drawings no works shall commence on site unless otherwise agreed in writing until a
detailed scheme for the off-site highway improvement works have been submitted to
and approved in writing by the Local Planning Authority.



Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

Condition ‘B’

Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed to the
written satisfaction of the Local Planning Authority in consultation with the Highway
Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.
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Travel Plan

The applicant has submitted a Travel Plan which provides a strategy for encouraging
all users of the site including pupils, staff and visitors to travel by sustainable modes
of transport.

The overall fransport modal split for pupils attending secondary schools across
Harpenden is:

Mode Split Pupils
Walk/Cycle 24.5% 282
Car Share 11.4% 131
Car/Taxi 28.6% 329
Bus 35.5% - 408
Total | - 1,150

(Travel Plan, Table 6: Baseline Pupil Modal Split)

The modal split in Table 6 reflects a reasonable baseline situation, however the
applicant has used relatively ambitious ‘enhanced’ modal split throughout the
preparation of the scheme that reflects the expected travel patterns. To deliver
predicted modal spit it is crucial that upon implementation the proposed package of
sustainable access improvements, which includes walking and cycling infrastructure
improvements and significant enhancements to bus services.

Mode Split Pupils
Walk/Cycle 25.6% 294
Car Share 5.1% 59
Car/Taxi 12.8% = : 147 -
Bus 56.5% 649
Total 1,150

(Travel Plan Table 7: Target Pupil Travel Harpenden)

Following extensive discussions the Travel Plan and delivery of the Public Transport
Strategy, has been combined into a revised Travel Plan which outlines the proposed
mechanism for delivery. The Travel Plan includes a review of the Intervention
Strategy to provide more innovative measures and suggested trigger points for their
implementation.

Recommended Condition

Travel Plan

No part of the development hereby permitted shall be occupied prior to the implementation
of the approved Travel Plan Reference No. LTP/2675/Final Issue 3, 06/12/2017. Those
parts of the approved Travel Plan that are identified therein as being capable of
implementation after occupation shall be implemented in accordance with the timetable
contained therein and shall continue to be implemented as long as any part of the
development is occupied.




Reason: To ensure that the development offers a wide range of travel choices to reduce the
impact of travel and transport on the environment.
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PARKING

Internal

The internal layout includes a total of 87 parking spaces (79 in the main site car park
and 18 spaces provide in a smaller car parking area adjacent to the proposed sports
centre served from Commeon Lane). The applicant has demonstrated that the parking
provision complies with St Albans City and District Parking Standards. In addition,
the proposed site layout also incorporates 19 parking/waiting spaces for drop off and
pick up of pupils in cars and capacity for 4 buses (plus additional spaces if managed
double parking occurs).

Initial parking calculations have been clarified by the applicant. At the time of the
original planning submission, the school was expected to accommodate 95 FTE
staff. However, the school trust have reassessed staffing levels and provided a fuller
breakdown of staffing numbers, as shown in the Table below

Academic 2018- | 2019- | 2020- | 2021- | 2022- | 2023- | 2024- | 2025-
Year 19 20 21 22 23 24 25 26
SLT 2.1 2.2 2.3 4.5 6 7 7 7
Teaching 85 165 (225 29.8 342 (425 46 46
Pupil support | 1.6 2.1 3.2 4 46 - |46 48 48
Administratio | 4.8 9 99 |123 146 |14.6 16.9 14.9
n _ : .
Premises 1 26 2.6 3.4 45 4.8 48 43
Catering 09 2 25 3.6 5.1 51 51 5.1
Other 03 0.3 03 04 0.6 0.6 0.8 1
Total 19.2 | 33.7 [43.3 58.0 |699 [79.2 834 836

(Additional information provided by applicant)

As stated by the applicant the maximum staffing at the school will be 84 FTE staff,
lower than the previously predicted. The applicant makes the case that even if all of
those 84 FTE staff require a parking space they can easily be accommaodated with
additional spaces available for visitors and any crossover period for part-time staff.

Off-Site Parking

All parking associated with staff and visitors is intended to be accommodated within
the site. However, only a proportion of pupil drop off is predicted to take place within
the site.

The proposal will increase the demand to park in the area. In response, the applicant
has prepared a scheme which consists of a series of waiting restrictions which are
designed to ensure that any off-site parking relating to the school does not present a
hazard. An outline scheme to show the type and extent of waiting restrictions has
been prepared (Proposed Waiting Restrictions Drawing No.2675-AWP-830-01). ltis
anticipated that the restriction will only be required prior to second year intake. The
exact extent and type of waiting restriction (single/double yellow line)} will require
further consideration alongside extensive resident consultation.




6.6 In addition to standard parking restrictions the applicant is proposing a series
additional waiting restriction and/or a Controlled Parking Zone which will sit alongside
standard restrictions to help prevent any displaced and/or overspill parking causing a
nuisance to residents. The details of further restrictions will have to be prepared in
the future when the impact of the school and associated waiting restrictions have
had a chance to become established. To ensure additional restrictions remain an
option and the applicant has agreed to a planning condition that requires them, if
necessary, to deliver a second phase of off-site parking restrictions in the form of
either additional standard waiting restrictions or a CPZ.

Recommended Condition

Area Wide Off-Site Parking Restrictions (Part A)

Prior to the second year pupil intake, all waiting restrictions shown in principle in Drawing
No.2675-AWP-830-01 (Proposed Waiting Resfrictions) will be implemented.

Reason: In the interests of highway safety.

Area Wide Off-site Parking Restrictions (Part B)

Prior to the fifth year pupil intake a second phase of off-site parking restrictions will be
implemented to overcome any further parking issues attributable to the school operation to
the approval of the planning authority. For the avoidance of doubt the restriction may take
the form of either additional standard style waiting restrictions and/or a CPZ.

Reason: In the interests of highway safety and environmental amenity.



7. HIGHWAY WORKS - LOWER LUTON ROAD

71 The introduction of a secondary school in this location requires a significant level of
off-site highway infrastructure. In the vicinity of the school access/egress there will
be a new bus stop layby (eastbound), toucan crossing and a series of enhanced
pedestrian facilities. The applicant has also produced a revised proposal to extend
the 30mph speed limit beyond what was originally intended to cover the complete
section of Lower Luton Road between the site and Valley Rise to the east. To ensure
the speed limit complies with HCC’s Speed Management Strategy the applicant has
prepared a revised indicative scheme (Extension of existing 30mph speed limit
Wheathamstead to Batford, Drawing No. 2675-AWP-SL01-02) which includes a
series of central islands, gateways, lining, street lighting and signage. The scheme
submitted is likely to be subject to further revision, therefore a planning condition is
recommended that requires the final design to be approved prior to first occupation.
The final scheme will be required to be complete by first occupation of the school's
second year intake.

7.2 Unfortunately, due to the orientation of the access arrangement, directly to Lower
Luton Road, it will not be practical to introduce a 20mph school zone to cover the
access layout. Lower Luton Road forms part of the county’s main distributor road
network, therefore due fo the nature of the route it is not considered feasible to
introduce sufficient physical measures to support a 20mph speed limit.

Recommended Condition
Highway Works - Lower Luton Road
CONDITION (Part A)

Notwithstanding the details indicated on the submitted drawings no occupation shall
be permitted unless otherwise agreed in writing until a detailed scheme for the off-
site highway improvement works as indicated on drawing no 2675-AWP-SL01-02
(Option 1 — Extension of existing 30mph Speed Limit Wheathampstead to Batford)
have been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment
of the local highway corridor.

CONDITION (Part B)

Prior to the second year intake of the development hereby permitted the off-site
highway improvement works referred to in Part A of this condition shall be completed
to the written satisfaction of the Local Planning Authority.

Reason: To ensure that the highway network is adequate to cater for the
development proposed.

Yours sincerely



James Dale
Area (Mid Herts) Highway Development Manager
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l.ead Local Flood Authority

Chay Dempster Post Point CHN 215
Spal‘i’al Plagnlng & Economy Hertfordshire County Councll
Hertfordshire County Council County Hall, Pegs Lane
County Hali HERTFORD $G13 8DN
Il-:’;grt?oLr:ne Contact Sana Ahmed
5G13 8DN Tel 01992 556279
Email FRMConsultations@hertfordshire.gov.uk

Date 23 January 2018

RE: 5/2733-17 - Lanid to the north of Lower Luton Road, Harpendei, Hertfordshire

Dear Chay,

Thank you for consulting us on the above application for the construction of a new 6FE
school buildings, vehicular access/egress onto the [.ower Luton Road, vehicular access
onto Common Lane, two pedestrian accesses/egresses onto Common Lane, car parking,
cycle storage, coach parking, playing flekds, tennis courts / multl-use games area, surface
water attenuation measures, hard and soft landscaping and other associated
development.

Fallowing the review of the Flood Risk Assessment carried out by MLM reference
FS0448-MLM-ZZ-XX-RP-C-9100 Rev P05 dated January 2018, we can confirm that we
the Lead Local Flood Authority (LLFA) have no objection in principle on flood risk grounds
and can advise the Local Planning Authority {LPA) that the proposed development site
can be adequately drained and can mitigats any potential existing surface water flood risk
if carried out in accordance with the submitted drainage strategy.

It has been acknowledge that there is an overland flow route which crosses the site and
as part of pre-application discussions between the LLFA and the applicants’ consultants,
It was agreed that as a minimum the rigk of flooding to the highway (the Lower Luton
Road) up to a 1 in 30 year rainfali event that results from this overland flow should be
removed. An infiltration basin has been proposed on the site at the junction of Common
Lane and the Lower Luton Road to aooommodata this and this has been designed to
provide a total storage volume of 3250m3. This basin will naturally overtop for flows In
excess of the 1 in 30 year rainfall event onto the Lower Luton Road. We, the LLFA, have
conducted our own independent catchment assessment (copy included with this
response) which indicates that for a 1 in 30 year rainfall event a storage volume of
3200m® needs to be provided: therefore the current design appears to be sufficient.

Basin cross section drawings, half drain-down fimes and inflow/outflow hydrographs have
been provided to support the basin design.

www.hertfordshire.gov.uk



Infiltration tests have been carried out to ensure the feasibility of the proposed scheme.
The topography of the site is to be re-profiled and this may affect the infiltration potential
of the scils and it has been agreed that detailed infiltration tests would be set as a
condition and carried out following re-profiling of the site. At the detailed design stage we
would also expect information relating to the ground water and river levels to be
confirmed and whether there are any impacts to the ability to infiltrate through the bottom
of the basin as this could fundamentally impact upon the approach being taken to
discharge water from the site.

The surface water volumes from the development site for the 1 In 100 year rainfall event
plus climate change will be managed within the site prior to discharging into the infiltration
basin. The infiltration basin is solely a means of disposal for surface water and does not
provide any attenuation for the development site. Site drainage features provide total
attenuation volumes of 1932m? whlch include permeable paving (440m®), swale (30m®)
and an attenuation tank (1462m ). The sports pitches (1, 2 and 3) and the Multi Use
Games Area (MUGA) will manage surface water within their sub-base and discharge ata
maximum rate of 2l/s into the site surface water drainage network. Quick storage
estimates for these areas have been provided and the storage required will be provided
for within the sub-base for these features.

The proposed permeable pavements, sub bases to sports pitches and MUGA, swales
and the below ground attenuation tank will proviie sufficient attenuation to aliow the
discharge of surface water runoff to the infiltration basin at no greater than 7.1 Us,
equivalent to QBAR from the pre development site, for events up to and including the 1 in
100 year plus the 40% allowance for climate change.

Details regarding the capacity of the run-off diversion ditch have been provided along with
long section plans. The calculations show that the peak flow rates anticipated for the 1 in
100 year plus climate change event can be accommodated within the open grassed ditch.
Where the ditch crosses access roads to the site, a concrete box culvert section of 1m
internal width and 0.75m internal height is proposed. A calculation of the capacity of
these culverted sections has also been provided.

The Archaeoiogical Impact Assessment identifies a 7th Century cemetery near the
western site boundary and sets out proposals for the protection in the form of extra cover
to the archaeological remains. It has been confirmed that the levels of the proposed
development and the ditch conveying the overland surface water runoff are incorporated
into the curment protection contours. We therefore recommend the following conditions to
the LPA should planning permission be granted.

LLFA position

A. Pre-commencement conditions

Condition 1. Updated Infiltration and ground condition tests

The development hereby permitted shall not be commenced until updated infiltration and

ground condition tests have been submitted fo and approved in writing by the Local
Planning Authority. The information should include:

www.hertfordshire.gov.uk



Eal A

Location specific infiltration tests for the main infiltrating features including the basin
at the level of the bottom of the finished basin at 83.70m AOD

Confirmation of information relating to the ground water and river levels and whether
there are any impacts to the botlom of the basin and its ability of infiltrate.

Updated half drain down times for the infilfration basin using any revised infiltration
results.

A minimum infiltration figure of approximately 1.0 x 10 m/s in accordancs with BRE
Digest 365 to be achieved which if not achieved may mean that an alternative
discharge strategy will need to be considered for the management of the overland
flow and surface water run-off from the development. If this cannot be achieved a
revised dralnage strategy will need to be submitted to and approved by the Local
Planning Authority.

Condition 2. Provislon of the final detalled site drainage strategy based on

updated inflitration tests.

The development hereby permitted shall not be commenced until the final detalled site
drainage strategy based on updated infiltration tests has been submitted and approved in
writing by the Local Pianning Authority. The scheme shall be based on the approved
Flood Risk Assessment camed out by MLM reference FS0448-MLM-ZZ-XX-RP-C-8100
Rev P05 dated January 2018 and the mitigation measures as detailed within the surface
water drainage strategy. The scheme shall include:

1I

Ne o

Providing a minimum attenuation volume of 1932m*(excluding MUGA and pitches) to
ensure no increasa In surface water run-off volumes from the development for all
rainfall events up to and including the 1 in 100 year + climate change event.

Limiting the surface water run-off to a maximum of 7.1V/s with discharge into the
infittration basin for the 1 in 100 year event.

Undertake the drainage strategy to Include to the use permeable paving, swales, and
an attenuation tank and infiltration basin as indicated on the drainage drawing
FS0448-MLM-ZZ-XX-DR-C-8013 Rev P04.

Confirmation of which SuDS features will be infiltrating and specific infiltration rates

for each feature.
Exploration of opporiunities for above ground features reducing the requirement for

any underground storage.

All calculations, modelling and drain down times for all storage features.

Full detailed engineering drawings including cross and long sections and all
components of the scheme, pipe runs etc. this should be supported by a clearly
labelled drainage layout plan showing pipe networks. The plan should show any pipe
'node numbers' that have been referred to in network calculations and it should also
show invert and cover levels of manholes.

Silt traps for protection for any residual tanked elements.

Details of final exceedance routes, including those for an event which exceeds to
1:100 + cc rainfall event.

Condition 3. Confirmation of final overland flow management arrangements

The development hersby permitted shall not be commenced until details of final design of
the overland flow management arrangements have been submitted to and approved in
writing by the Local Planning Authority. The scheme shall be based on Appendix H —

www.hertfordshire.gov.uk



Offsite Runoff Diversion & Infiltration Basin and drawings FS0448-MLM-ZZ-XX-DR-C-
9013 Rev P04 and FS0448-MLM-Z2-XXX-DR-C-9105 Rev P01.

The information sheould also include:

1. Detailed assessment of the catchment area and characteristics and modelling of
flows for the 1:30, 1:100, and 1:100 + 40% for climate change events.

2. Updated catchment modelling and include assessment of residual flows coming down
Common Lane impact upon the safe access and egress from the school site.

3. Details of any exceedance routes including exceedance flooding in the vicinity of the
site which may arise from the channeiling of the flow route to the basin.

Condition 4. Final design and engineering details regarding the surface water
ditch

The development hereby permitted shall not be commenced until details of final design
and engineering detalls regarding the surface water ditch have been submitted to and
approved in writing by the Local Planning Authority. The scheme shall be based on
drawings on FS0448-MLM-ZZ-XX-DR-C-9106 Rev P01 and FS0448-TLP-ZZ-XX-DR-L-

0121 Rev 2.
The information should Include:

1. Al modelling of the channel and the supporting calculations for the surface water run-
off ditch should be provided to support the proposed scheme.

Definition of any residuai impact on Lower Luton Road for events over 1 in 3C return
period.

Details of the impact of the flows from the ditch on the infiltration basin

Detalls of storage volumes within the ditch, including any flood event hydrographs to
show the speed of flow.

Longitudinal bed profile and cross sections, plus detailed drawings of
culverts/structures that could affect the flow.

o b N

Please note conditions 3 and 4 covering the final design detalls for the management of
the overiand flow have to be pre-commencement as it is our view that the management of
this flow route will need to occur at the beginning of in the construction process in order to
prevent flooding to the site during the construction phase.

Condition 5. Management of surface water during construction

The development hereby permitted shall not be commenced until a construction
management plan to address all surface water runoff and flooding issues during the
construction stage has been submitted to and approved in writing by the Local Planning
Authority. The management plan should include the following:

1. Timeframes for construction activity and explanation of any phasing approach fo the

construction.
2. Final plan for the management of surface run-off during any construction activity on

the site to prevent flooding to the site or any disruption to the Lower Luton Road.

www hertfordshire.gov.uk



B. Pre-occupation conditions
Condition 6. Implementation principles

Prior to occupation of the site the development permitted by this planning permiesion
shall be carried out In accordance with the Fiood Risk Assessment carried out by MLM
reference FS0448-MLM-ZZ-XX-RP-C-9100 Rev P05 dated January 2018 and the
following mitigation measures as detailed within the surface water drainage strategy:

1. Implementing the appropriate drainage strategy based on infiltration using
appropriate above ground SuDS measures as indicated on drainage strategy drawing
FS0448-MLM-ZZ-XX-DR-C-9100 Rev 05.

2. [Implement appropriate measures o manage the overland flow route up to the 1 in 30
year avent Incorporating & surface water diversion ditch and Infiitration basin to
attenuate and manage the flows.

3. Limiting the surface water run-off fo the infiltration basin to a maximum of 7.1l/s for
the 1 in 100 year + climate change critical storm event so that it will not exceed the
run-off from the undeveloped site and not increase the risk of flooding off-sita. The
following discharge rates should be provided as the maximum for each development
area:

» Discharge from all Sports Pltches/MUGA restricted to 2l/s Into the school
surface water drainage network.

» Discharge from the remainder of the School site restricted to 5.1l/s into
infiliration basin.

4. Providing storage to ensure that there is no increase in surface water run-off volumes
for all rainfalf events up to and including the 1 in 100 year + 40% climate change
event. The following minimum volumes (or such storage volume agreed with the
LPA) should be provided for each development area:

e Infiltration basin 3250m*®
» Permeable paving 440m°®
+ Swale 30m?
» Aftenuation Tank 1462m°®
« Sport Pitch 1 870m®
¢ Sport Pitch 2 1886m°
« Sport Pltch 3 2198m°
» MUGA a72m?

Total 10,508 m®

The mitigation measures shall be fully implemented prior to full site occupation and 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.

www.hertfordshire.gov.uk



Conditlon 7. Detailed drainage strategy for the sports pitches and any landscaped
areas on the site.

Prior to occupation of the site, a detailed drainage sirategy for the sports pitches and any
landscaped areas on the site must be submitted fo and approved in writing by the Local
Planning Authority. The schema shall include:

1. A maximum discharge of 2 I/s from all pitches fo the school surface water drainage
network. This will also require provision of the minimum storage provisions with
locations to be detailed on the final plan.

2. Final design for the drainage of the sports pitches including the locations of any
slorage features and any control structures to manage the run-off and final
engineering drawings.

3. Final runoff rates and storage volumes.

4. Detalls of the final discharge location and means of conveyance for residual flows to
the basin.

C. Upon completion conditions
Condition 8. Completion and sign off for drainage system (possibly phased)

Upon completion of each phase of the drainage works, a complete set of as built
drawings for both site drainage and overland flow route management should be submitted
to and approved in writing by the Local Planning Authority. The scheme shall also

include:

1. Final confirmation of management and maintenance requirements
2. Provision of complete set of as built drawings for both site drainage and overland flow

route management.
3. Details of any inspection and sign-off requirements for completed elements of the

drainage system.
Condition 9. Annual maintenance and reporting requirements

Upon completion of the drainage works a management and maintenance plan for the
SuDS features and drainage network must be submitted to and approved in writing by the
Local Planning Authority. The scheme shall include maintenance and operational
activities; arrangements for adoption and any other measures to secure the operation of
the scheme throughout its lifetime.

Informative to the LPA

Due to the nature of the development site, the LLFA wish to be notified of phases of the
construction activity and appropriate arrangements to be made for inspections of the
completed drainage features. Detalls regarding timeframes should be provided of the
works to the surface water diversion ditch and when these are fikely to commence in
relation to the development.

www.hertfordshire.gov.uk



Yours sincerely,

Sana Ahmed
Sustainable Drainage Systems Officer
Environmental Resource Planning
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Landscape Report 10t November 2017

From: HCC Landscape Officer, Naturaf Historic | To: HCC Planning Officer, Spatial Planning
and Built Environment Advisory Team

Application No. §/2733-17

Locatlon: Land to the north of Lower Luton Road, Harpenden, Hertiordshire

| Proposad application for the construction of new 6 FE school bulldings,
vehicular accesslegress onfo the Lower Luton Road, vehicular access onto
Proposal: Common Lane, two pedestrian accesses/egresses onto Common Lane, car

pasal: parking, cycle storage, coach parking, playing fields, tennis courts / multi-use
games area, surface water attenuation maasures, hard and soft landscaping
and other assoclaled development

1. Landscape Policy & Guidelines!

Natlonal Planning Policy Framework

The NPPF" promotes the conservation and enhancement of the natural environment
and good design, ensuring that developments respond to local character and are
visually attractive as a result of good landscape design.

St Albans District Local Plan Review 1994

= Policy 1 - Metropolitan Green Belt

* Policy 69 - General Design and Layout

= Policy 74 - Landscaping and Tree Preservation
* Policy 104 - Landscape Conservation

St Albans Strategic Local Plan 2011-2031 (Publication Draft 2016)

= Policy SLP2 - Metropolitan Green Belt
= Policy SLP4 - Urban Design

* Pollcy SLP26 - Natural Environment

= Policy SLP27 - Green Infrastructure

1 Nationai Planning Policy Framework (7 Requiring Good Design & 11 Conserving and
Enhancing the Natural Environment)




Hertfordshire Landscape Character Assessment
The site lies within the Upper Lea Valley (Area 33)

Strategy and guidelines for managing change: Improve and Conserve

= improve the network of woods within the open arable landscape between
Wheathampstead and Harpenden by planting on the tops of the slopes fo
emphasise the valley form and to screen the raw built edges of 20" century

development
= resist the targeting of redundant or derelict pasture for development

= encourage the creation of wetiand landscape features such as reed beds,
ponds, scrapes, alders and pollarded willows

= promote hedgerow restoration through locally appropriate measures including
coppicing, laying and repianting/gapping-up

The northem end of the site lies within Blackmore End Plateau (Area 34)

St Albans District Green Infrastructure Plan March 2011

The site lies within the chalk valleys conservation zone: conserving key G| assets
as part of the movement, habitat and physical landscape netwerk, also securing links
to the river valley network and associated Wetland Habitat Zone. Links to landscape
restoration and enhancement in the Colne Valley and delivering landscape character
assessment objectives in this area (considered jointiy with Watford and Hertsmere
Boroughs).

The northern tip of the site lies within the woodland enhancement zane: linking
woodland habitats and restoring landscapes/defining the network of valleys including
reglonally rare Wooded Chalk Valleys. This includes enhancement to the setting of
historic Gl assets such as Prae Wood and Symondshyde Wood-buffering and
protecting such sites, through creating woodland linkages.

The public right of way that runs along the eastern site boundary is a recognised
local link.



2. Landscape & Visual Effects?

The following comments are given with reference to the submitted Landscape and
Visual fmpact Assessment (LVIA), 1% September 2017. Please note that the impact
upon the purposes of the Green Belt is addressed in the Case Officers Report.

The LVIA methodology assumes that ‘major and major-moderate effects can be
considered to be significant, and that they therefore merit particular consideration in
the planning process.® This threshold is not supported and, based on experience
and industry good practice, should be moderate or above.

Landscape effects

Landscape policy designations

The LVIA identifies the relevant landscape designations that are Landscape
Conservation Area, Mackereys End Conservation Area and listed bulldings, and
concludes that ‘there are no significant effects on landscape related designations.*
This conclusion is supported for the reasons as discussed below.

With regards to Landscaps Conservation Areas the emerging policy SLP26 seeks to
ensure that the condition and strength of character (including remaining areas of
tranquiliity) of the District's landscapes will be conserved, managed, and where
appropriate enhanced.’ The site Is currently vacant grassland and the proposed
development wili enhance the character and condition of the grassland through the
Introduction of meadow and other small scale habitat features that will be posltively
managed in the long term as part of the schools on-going management and
maintenance regime.

With regards to Mackereye End Conservation Area and listed buildings, the proposed
woodland within the northern apex of the site is considered sufficient to provide an
adequate landscape and visual buffer to protect the setting of these historic assets.

Landscape character areas

The LVIA identifies the relevant landscape character areas that overlap the site and
are Area 33 Upper Lea Valley and Area 34 Blackmore End Plateau.

Area 33 Upper Loa Valley overlaps the majority of the site. With regards to the
Impact upon landscape character in the vicinity of the site the LVIA determines that
the proposed development has a major-moderate adverse effect at year 1 becoming
moderate adverse at year 10. Thig conclusion is supported. The proposed
development fundamentally changes the existing character of the south facing valley
slops, between the Blackmore End plateau and the River Lee corridor, from open
countryside that is characterised by semi-improved grassiand to one that Is
developed and characterised by a school campus with associated meadow, amenity
grassland and sports pitches.

2 Comments are given in line with cumrent best practice guidance 'Guidellnes for Landscape
and Visual Impact Assessment Third aditicn, Landscape Institute and Institute of
Environmental management and Assessment.’ (GLVIA3)

% Paragraph 12.1.6

* Paragraph 12.7.3



Area 34 Blackmore End Plateau overlaps the northem end of the site. With regards
fo the impact upon landscape character in the vicinity of the site the LVIA determines
that the proposed development has a moderate adverse effect at year 1 becoming
minor adverse at year 10. This conclusion is supported. The proposed development
changes the character of the plateau from open countryside characterised by semi-
improved grassiand to one that is characterised by amenity grassland and a small
football pitch, and woodland. At year 10 the woodland will be well established and
providing more effective mitigation, contributing to local landscape character and
visual amenity.

Landscape fealures

The LIVA identifies the relevant key landscape features of the site that are landform,
landuse, vegetation, and historic site boundaries.

With regards to landform the LVIA determines that the proposed development has a
major adverse effect at year 1 becoming major-moderate adverse et year 10. This
conclusion is supporied. The proposed development significantly alters the natural
fopography of the south facing valley side. The proposed cut and fill operations
change the consistent vallsy slope to a series of flat development platforms and
terraces separated by retaining walls and steep banks. (see further comments under

landform).

With regards to landuse the LVIA determines that the proposed development has a
major-moderate adverse effect at year 1 becoming moderate adverse at ysar 10.
This conclusion is supported. The proposed development fundamentally changes the
use of the site from vacant grassiand fo educational use comprising a school campus
with associated amenity grassland and sports pitches.

With regards to vegetation the LVIA determines that the proposed development has
a neutral effect at year 1 bacoming minor beneficial at year 10. This conclusion is
supported as the proposed development will increase the quantity of vegetation
across the site.

With regards to historic site boundaries the LVIA determines that the proposed
development has a minor adverse effect at both year 1 and year 10. This conclusion
is supported. It is proposed fo remove two sections of established hedgerow and five
trees to accommodate the development. In addition there Is no intention to recreate
any historic hedgerow boundaries that may have crossed the site.

Visual baseline

The visual baseline has not been carriad out in accordance with industry good
practice guidance. There is no zone of theoretical visibility (ZTV) to show the extent
to which the site is potentially visible from the wider area. This baseline information
is critical to demonstrate the worst case scenario and the identification of
represantative viewpoints.



Visua! effects

The LVIA® concludes that ‘By Year 10, significant effects on visual receptors would
be limited &0 very localised poinis on public foolpaths or from a small number of
specific residsntial properties In the surrounding landscape.’

This conclusion is supported in part. With regards to local visual effects, there are
significant effects upon short distance views from the highways within close proximity
fo the site boundary. From here the deveiopment is viewed as a new large scale
element within wider views of the settlement edge and sloping valley landform. The
proposal to locate the new school campus within the lower lying south west corner of
the site is fully supportad, in this location the main building and sports hall appear as
an extension of the settiement edge, and thelr rooflines are viewed agalnst the
backdrop of the open and elevated sporis pltches, helping to assimllate them with
their wider valley landscape setting.

There Is concern for the extent of potential significant effects on moderate to long
distance views from the surrounding ares, in particular from the north facing valley
side. A ZTV is required to show this (see comments under visual baseline).

Submitted viewpoints O and P represent views from the existing settlement on the
north facing valley side, out towards the site and the open countryside beyond. From
these locations the new school campus Is generally well hidden to views due fo iis
location within the lower lying south west comer of the site, and the screening effect
of the intervening topography, buildings and vegetation. However there are clear
views of the more elevated and open northern part of the site that will change from a
consistent sloping landform with a simpie grassland landcover, to an area
characterised by a series of terraces accommodating sports pitches and goal posts,
separated by a steep slope with a more diverse and textured landcover of sports turf,
amenity grassiand and meadow with small clusters of trees and mown pathways.

With regards to views from the north, the majority of visual receptors are located
across the flat plateau where there are very limited views of the site due fo its sloping
topography on a south facing orientation.

8 Paragraph 12.7.4



3. Landscape Layout & Design®

Landform

It is proposed to carry out a significant quantity of cut and fill and create a series of
flat development platforms and terraces separated by retaining walls and steep
banks. Further information is required to show the existing and proposed landform
across the site. In particular a composite plan that shows existing and propcsed
levels and 1m contours is required to clearly show where material will be removed
and deposited and levels raised or lowered. This should be shown in context with
contours beyond the site boundary. A northeast-southwest site cross section should
also show the existing and proposed landform profile and indicate the gradient of

glopes.

Outdoor teaching spaces

The intention fo create a wide range of space typologies to support various activities
is fully encouraged and supported. It is important fo ensure that the new school
community has the opportunity to take ownership of their environment and influence
the layout and function of spaces. With this in mind there is concemn for the over
prescription of uses in places, for example with regards to the table tennis area,
should the tables become redundant it is important that they could be easily removed
to accommodate an alternative use. Flexibifity in ths layout and use of spaces could
be encouraged through the provision of temporary screens and moveable seating.

Ths proposed classrooms have no direct access to extemal spaces and there is an
opportunity to make better connections between the indoors and outdoors and create
secure and Individual outdoor spaces that are an extension of the classroom.

It is proposed fo locate Planting along the school building elevations and ‘prevent
acoess io the windows.” There is concern for this approach that may restrict access
{o the building fagade for maintenance operations such as window cleaning and
gutter cleaning. A maintenance strip should be provided.

The outdoor classroom (next to the engineering zone) requires an slement of shade
that could be provided by trees or a canopy.

Outdoor café and dining area

There is concermn for the location of the outdoor café and dining area, along the
westermn site boundary, that is remote from the key public ‘heart’ of the campus and
would benefit from being in a more public central location, There is also concern for
the quality of the microclimate, due to the long and narrow nature of the space that is
partially overshadowed by the main school building.

% Comments are given in line with current good practice guidance ‘Schools for the Future,
designing school grounds' department for education and skills
7 Paragraph 6.41



Access, circulation and legibility

It is not clear how the service access from Common Lane will be achieved due to the
changes in levals.

It is suggested that there is a key desire line from the visitor's car park to the ‘heart’
of the school. The current student entrance via the canopy fesels secondary to the
visitor entrance and would benefit from greater prominence and enhanced legibility.
This could be achieved in the approach to the l[andscape layout and design, for
example the approach to the paving language could clearly highlight these key
routes.

Security and [ighting

The proposal not to provide any floodlighting for the sports pltches within this
sensitive urban- rural edge location is fully supported. In particular the northern part
of the site is highly sensitive due ils elevated and open location, &nd any form of
arfificial lighting should be avoided in these areas.

The provision of cycls spaces is fully supported. In their current location they are not
overlooked occupants of the building and would benefit from a location where they
are overlooked to provide passive surveillance.

Pond and swales

The submitted information refers fo the provision of a small corner pond (adjacent to
the alloiments) to enhance blodiversity that coukd provide a teaching opportunity
about surface water management and safety.?

This approach is supported in principle however the SuDS scheme (swale and
aftenuation ponds) is curmrently fenced off to public access and creates an Impassable
boundary along the western site boundeary. There is a key opportunity to better
integrate the SuD$ system within the landscape scheme. Issues regarding safety
and security can be addreseed through a considered [ayout and design, to include
controlled access via a dipping platform, and a terraced pond profile to create
shallow margins.

With regards to providing a biodiversity enhancement, the pond design requires
greater resolution to ensure that they do not becotme an empty depression devoid of
any vegetation, but can realistically support a diverse range of habitate and species.

Sustainability

There ie an opportunity to build a range of environmentai solutions into the landscape
schems. For exampls rainwater could be collected to help irrigate the food growing
and crop sclence areas. The areas of planting to the building elevations could be
designed as 'rain gardens’ and directly fed by roof water.

Green roofs would be ideal and help to assimilate the bulldings within this sensitive
urban-rural edge loccation, and the surrounding sloping topography.

® planning, Design and Access Statement, paragraph 6.55



Planting strategy

The details set out in the submitted planting strategy® are fully supported, in particular
the Intention to use native species along the site boundaries and peripheral areas
becoming more mixed and ornamental towards the heart of the school campus within

recreational spaces.

Hard surfacing

The intention to use surface treatments that are sympathetic to the sensitive urban-
rural location of the site is commended.

The proposad use of resin bound gravel is hard wearing and fully supported,
however there is strong concern for the proposal to use flint gravel in plastic geogrid
and aggregate rolled surfacing that are high maintenance. With regards to gravel in
geogrid, the gravel is likely to require occasional raking, o maintain gravel levels and
distribution and ensure that the geogrid does not become exposed and damaged.
With regards to aggregate rolled surfacing, whilst the majerity of aggregate wil
become embedded in the surfacs, there will be a quantity of loose aggregate that will
wear and travel and eventually the surface ill need rerolling.

Site boundaries

There is concam for the creation of an impassable boundary along the westemn site
boundary and the affect that this may have on finks with the retained strip of land for
future development between the school and Common Lane.

4. Arboricultural Strateqy

The conclusions and recommendations of the submitted tree survey, Arboricultural
Impact Assessment and Arboricultural Method Statement are supported and should
be complied with in full.

Overall it s proposed to remove five trees and two sections of hedgerow to create
access from Common Lane and Lower Lutan Road. Whilst it is preferable to avoid
the loss of existing trees and hedgerows , on this occasion their loss will be
adequately compensated for with new hedgerow and tree planting along the site
boundaries’ and within the development itself.

® Drawing umber FS0448-TLP-ZZ-XX-8P-L-0410 Rev 2, Sheets 1-3



Summary & Conclusion

Landscape and visual effects

Overall the proposed development fundamentally changes the landscape character
and condition of the site from a vacant parcel of semi-Improved grassland, to a fully
developed school campus with assaclated sports pitches; however the significance of
this Is mitigated due to the Introduction of woodland, meadow, trees and native shrub
planting that make a significant contribution to the landscape resource and enhance
biodiversity.

With regards to effects on visual amenity, further baseline Information (ZTV) is
required to show the area from which there are potential views of the site.

In general, the location of the proposed built elements within the lower lying south
weet comer of the site, appears as a logical extension of the esttlement, and helps to
assimilate the buildings within views and the wider landscape setting.

In viewpoints O and P from the north facing valley side to the south of the site, the
northern part of the site Is highly visible and further information Is required to
demonstrate the existing and proposed contours, gradients and levels In these areas.

In summary the following additional landscape and visual information is required:

= Zone of theoretical visibilty (ZTV)
o Bxdsling and proposed 1m contour plan (to include levels and gradients)

s Northeast-southwest site cross section

Landscape layout and design

Overali the intention to create a comprehensive range of spaces and planting
typologies is fully supported. It is encouraged o ensure that use of space is not too
over prescribed and allows flexibility as well as being saslly manageable and sacure.

There is an opportunity to enhance the sense of arrival and legibility through the
landscape layout and design; this could include a paving strategy to highlight key
desire lines and routes,

The opportunity fo provide a wider range of integrated sustainabiiity soiutions should
be explored.






Landscape Report 2 January 2018

From: HCC Landscape Officer, Natural Historle | To: HCC Planning Officer, Spatial Planning

and Built Environment Advisory Team

Application No. 5/2733-17 (Additional Information)

Location: Land 1o the north of Lower Luton Road, Hampenden, Hertfordshire
Application for the construction of new 6 FE schoof buildings, vehicular
access/egress onto the Lower Luton Road, wehicular access onto Common

Proposal: Lane, two pedestian accesseslegresses onto Common Lane, car parking,

cycle storage, coach parking, playing fields, tennis courts / multi-use games
area, surface waker attenuation measures, hard and soft landscaping and
other associated development

Landscape comments have previously been submitted in a report dated 10"

November 2017.

‘The submitted additional information does not address the landscape lssues raised
within the previous report, they therefore remain outstanding.







Darryl Keen i
Direcior: Community Protection =T
}

and Chief Fire Officer artbard el
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HERTFORDSHIRE FIRE & RESCUE SERVICE
Fire Protection
Postal Point MU103

Hertfordshire County Council Mundells

County Hall Welwyn Garden City AL7 1FT

Pegs Lane

Hertford Telephone: 01707 282310

Hertfordshire Fax : 01707 292588

SG13 8DN E mall : administretion.cfes@hertfordshire.gov.uk
Yourref
My ref : 022357
Date : 26/10/2017

Dear Sir/Madam,

TOWN AND COUNTRY PLANNING ACT 18980
TOWN AND COUNTRY PLANNING (APPLICATION) REGULATIONS 1988

FE School Building Land to the North of, Lower Luton Road, Harpenden,
Hertfordshire, ALS5 SAL

Thank you for your letter regarding the above Planning Application.

We have examined the drawing and note that the provislon for Access does not appear to
be adequate.

ACCESS AND FACILITIES

1. Access for fire fighting vehicles shouid be In accordancs with The Buliding
Regulations 2000 Approved Document B (ADB), section B5, sub-section 16.

2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a
minimum carrying capacity of 18 tonnes,

3. Tuming facilities should be provided in any dead-end route that is more than 20m
long. This can be achieved by a hammer head or a tuming circle designed on the
basis of Table 20 in section BS.

WATER SUPPLIES
4. Water supplies should be provided in accordance with BS 9909.

www.hertsdirect.org



5. This authority would consider the foliowing hydrant provision adequate:

Not mare than 60m from an entry to any building on the site.

Not more than 120m apart for residential developments or 90m apart for
commercial developments.

Preferably immediately adjacent fo roadways or hard-standing faciliies
provided for fire service appliances.

Not less than 6m from the building or risk so that they remain usable during a
fire.

Hydrants should be provided in accordance with BS 750 and be capable of
providing an appropriate flow in accordance with National Guldance
documants.

Where no piped water is available, or there is insufficient pressure and flow in
the water main, or an altemative arrangement is proposed, the allemative
source of supply should be provided in accordance with ADB Vol 2, Section
B5, Sub section 15.8.

6. In addition, buildings fitted with fire mains must have a suitable hydrant sited within
18m of the hard standing facility provided for the fire service pumping appliance.

‘The comments made by this Fire Authority do not prejudice any further requirements that
may be necessary to comply with the Bullding Regulations.

If you require any further clarification regarding the contents of this letter, please contact
the inspector named below.

Yours faithfully,

. Atlenboroagh

Jim Attenborough
Fire Safety Inspector



HERTFORDSHIRE ECOLOGY

Providing ecological advice to Hertfordshire's Local Authorities and communities

Environmental Resowrce Planning
Hertfordshire County Council, County Hall, Hertford, SG13 8DN
h

Tel: 01892 555220

Mr Chay Dempster Your Ref:  5/2733-17
Planning Officer Ask for: M J Hicks
Spatial Planning and Economy Unk Tel: 018092 558158
Environment and Commercial Services

Hertfordshing County Councll .

County Hell Pegs Lane Date: 2Nz
Hertford 8G13 8DN

Dear Chay

Application: Proposed application for the construction of new 8 FE school
buildings, vehlcular access/egress onto the Lower Luton Road, vehicular
access onto Common Lane, two pedestrian accesses/egresses onto
Common Lane, car parking, cycle storage, coach parking, playing fields,
tennis courts / multi-use games area, surface water attenuation measures,
hard and soft landscaping and other associated development

Address: Land to the north of Lower Luton Road, Harpenden,
Hertfordshire

Application No: 5/2733-17

Thank you for consulting Hertfordshire Ecology on the above application, for
which | have the following comments:

1. We have little existing data for this application site and this Is restricted to
White-letter hairstreak butterfly (which would be assoclated with hedgerows)
and badger, mainly by the main road. The site would appear o have limited
ecological intsrest other than its boundary habitats. Aerial photos suggest it has
been improved grassiand for 20 years or more.

2. This view Is reflected in the ecological assessment which identified four fields
of improved grassland, tree and scrub lines along the eastern boundary (an
important green lane), hedgerow along the northern boundary, and scrub and
tres cover along the southem end of the westem boundary. The surveys
undertaken appear reasonably thorough and | have no reason to dispute the
results,

3. Collectively the habitats within the proposed development site are assessed
as being of Lower value at the Parish level. | consider this probably
overestimates the site’s value given it has long been is intensive farmland other

Funded by fhe following Local Planning Authorttiea:
HERTFORDEMIRE COUNTY COUNGIL,
DACORUM BOROUGH, EAST HERTFORDBHIRE DISTRICT, HERTSMERE ROROUGH, NORTH HERTFORDEHIRE DISTRICT,
CITY AND DISTRICTOF ST ALBANS, THREE RIVERS DIGTRICT, WATFORD BOROUGH, WELWYN HATRELD BOROUGH
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than the hedgerows; the grassiand has little intrinsic quality but it is
reasonably extensive and consequently is likely to support some farmland
ground nesting birds depending on management and disturbance as well
species which use the hedgerows and grassland edge habitats. If the site has
been left for some time this interest (and so relative value) will almost certainly
have increased, but this is a temporary function of management.

4. Green Infrastructure s stated as having the potential to have a minor
beneficial impact by improving habitat connectivity both within the site and the
wider landscape. This is probably true although in some respects but not in
others given the use of the site will change considerably influencing the wildlife
that can use it. Retention of the open space between the site and the ribbon
development to the east which almost links to Wheathampstead would be
important to retain north-south links to and from the river, afthough this too is
now likely to come under pressure for development.

5. A range of some protected specles are likely to use the site from time to
time, such as badgers, bats, possibly reptiles, breeding birds and invertebrates
although there is nothing to suggest the site supports any community or species
of such significance it would represent a major constraint on the proposals.
Although no breeding bird surveys were undertaken the quality of the habitats
and existing records do not suggest any such species of any importance are
reasonably likely to be present. The boundary hedgerows are to be retained but
their nature will be changed given the loss of the grassland and agricultural
environment within the site. A walkover survey for badgers has been
recommended two weeks prior to development which follows best practice,
as badgers can move into an area if it is accessible and has become suitable.

8. The Impact on the existing habitat is considered to be minor adverse;
however | believe this underestimates the impact given the nature of the whole
site will change, some areas will be largely urban with hardstanding as well as
formal amenity (playing field) grasslands which will lead to the area opened-up
to significant disturbance, despite the habitat enhancements. However |
consider the relative significance of this is low to negligible given the nature and
Importance of the site to begin with and it would certainly not represent an
ecological constraint on the proposals.

7. Furthermore, the proposals to create large areas of ‘meadow’ (see below)
are to be welcomed, although | am concemed that the management required to
maintain these (cut and lift) will not be undertaken given the areas will not be
subject to any traditional agricultural operation which could otherwise provide
the required management. However, if it can be secured | consider this will be a
locally significant habitat improvement to the site, perhaps higher than the
neutral impact suggested in the ecology assessment.

8. The assessments for other species groups seem reasonable based upon the
existing habitat resources present.

9. 1 support the following as outlined in the Design and Access Staterent:
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» Retain as much of the existing vegetation and trees as possible around
the perimeters of the site and under appropriate management — such as
cutting edges in aiternate years,

» Enhance the habitat value of the site through planting and
management

* Allotments for school use;

» Creation of landscapse features shown on the Landscape masterplan — |
note this also Includes a small orchard

« The site will be developed to enhance its overall biodiversity as well
as developing it as a nature conservation learning resource

o Student involvement In the management of the proposed habitat area
and hazel coppice and features such as beetle loggeries, bird and bat
boxes, hedgehog domes, brush-wood and small rubble mounds to
provide hibemacula for specles like bumble bees and reptiles in the
peripheral areas of slte.

» Extenslve areas of meadow management are also proposed to the
sloping areas around the playing fields, which would be cut once or
twice a year to encourage Insects. If this can be achieved it will enhance
lts habitat value.

» An open ditch for SUDS would be planted with wetland marginal and
tree and shrub species and widened to form a shallow pond, in addition
to the flood attenuation lagoon;

+ Proposed planting will involve [arge maturing tree specles where
possible and appropriate, native tree and shrubs around the perimeter
to reinforce local distinctiveness, plants selected to enhance bio-
diversity with berry-producing, seed bearing and nectar rich species.

10. The aims as outlined above should be confirmed within detalled planting
plans and a formal landscape / ecology management plan which should be
submitted to and approved by the planning authority as a condition of
Approval. It is stated this will be 6 months prior to completion of works,

11. | note there are no proposals for floodlighting on the site. This is
supported; it would be a sensitive issue given the location of the site and its
topography. Intemal lighting is described and would appear acceptable.
Bollards and columns must have cut-offs io prevent unnecessary directional
or skyward Hlumination.

12. Removal of woody vegetatlon to form site access points, or for any other
reason, should take place outside the bird nesting season (i.e. take place
between August and February inclusiva), Should this not prove possible then
vegetation should be inspected by an experienced ecologist within 48 hours of
its programmed removal. Any active nests would need to be avoided until such
time as young birds have fledged. This follows best practice and should be
attached as an Informative to any approval.
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13. | note that most further survey options are exciuded from recommendations.
| concur with this view given the nature of the site and development proposals.

14. No compensation Is proposed and this is reasonable as no habitat of
particular significance is going to be lost. The grassland will be enhanced by the
proposals for meadows and other small scale habitat features within the site.

15. | also note the retained land will now be too small to be incorporated into
the existing livestock enterprise. Depending on what subsequent management
is employed the land has the potential to improve its ecological value locally
although if other proposals for development ultimately emerge this is likely to
have a further degrading impact on the biodiversity locally. This would need to
be addressed in due course but is beyond the scope of the existing planning

application.

16. Other than the issue | have raised above, | have no further issues with
this proposal in respect to ecology.

| trust these comments are of assistance,
Regards,

Martin Hicks MCIEEM
Ecology Advisor, Hertfordshire Ecology

Funded by the folowing Local Plarining Authoriiies:
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From: Consultations {NE) <consultations@naturalengland.org.uk>
Sent: 21 December 2017 07:56
To: Spatial Pianning
Subject PL/0866/17 - Consultation Response
Dear 5ir or Madam
Our ref: 234370
Application ref: PI/0B66/17

Natural England has po comments to make on this application.

Natural England has not assessed this application for impacts on protected species. Natural England has published
Standing Adyice which you can use to assess Impacts on protected species or you may wish to consult your own
ecology services for advice.

Natural England and the Forestry Commission have also published standing advice on ancient woodland and veteran
trees which you can use to assess any impacts on ancient woodland.

The leck of comment from Natural England does not imply that there zre no impacts on the natural environment,
but only that the application Is not likely to result in significant impacts on statutory designated nature conservation
sites or landscapes. It is for the [ocal planning authorlty to determine whether or not this application is consistent
with national and local policies on the natural environment. Other bodles and individuals may be able to provide
Information and advice on the environmental value of this site and the impacts of the proposal to assist the declsion
making process. We advise LPAs to obtain specialist ecological or other environmental advice when determining the

environmental impacts of development.

We recommend referring to our SS51 Impact Risk Zones (avallable on Magic and as a downloadable dataset) prior to
consultation with Natural England. Further guldance on when to consult Natural England on planning and
development proposals is available on gov.uk at https://www.gov.uk/guidance/local-planning-authorities-get-

environmental-advice

Yours fatthfully

Alice Watson
Consultations Team
Natural England
Electra Way

Crewe Business Park
Crewe

Cheshire

CW166Gl]

Tel: 0300 060 3500

consultations@naturalengland.org.uk

www.gov.uk/natural land

We are here to secure a healthy natural environment for people to enfoy, where wildlife is protected and
England’s traditional landscapes are safeguarded for future generations.



In an effort to reduce Natural England's carbon footprint, | will, wherever possible, avoid travelling to meetings
and attendvia audio, video or web conferencing.

Natural England offers two chargeable services - the Discretionary Advice Service, which provides pre-application
and post-consent advice on planning/licensing proposals to developers and consultants, and the Pre-submission
Screening Service for European Protected Specles mitigation licence applications. These services help applicants
take appropriate account of environmental considerations at an early stage of project development, reduce
uncertalnty, the risk of delay and added cost at a later stage, whilst securing good results for the natural

environment.

For further informaticn on the Discretionary Advice Service see here
For further informaticn on the Pre-submission Screening Service see here

This email and any attachments is intended for the named recipient only. 1f

you have received it in error you have no authority to use, disclose, store or copy any of its contents and you
should destroy it and inform the sender. Whilst this email and associated attachments will have been
checked for known viruses whilst within the Natural England systems, we can accept no responsibility once
it has left our systems. Communications on Natural England systems may be monitored and/or recorded to
secure the effective operstion of the system and for other lawful purposes.



Development Services/Planning Applications/Web comments -
Comment

Call data: 16/10/2017 14:16:14
User: 2662252/2
Contact number:

Document Number: 7477093
Comment on Plarmning Application

About You

Please provide detalls about yourseif. Those flelds marked with an asterisk must be completed for us to
accept your comments. The talaphone and emall fisids will be redactad on the webslts but stlll avallable
to view at our offices. Do not put these details in the Comments box,

Full Name Matt Dodds

Orgenisation/Company Herts and Middx Wildlife Trust

Address Grebe House, St Michaels Street, St Albans
Contact Number

Emali

Detalls

If your comments are over 2000 characters, you will see an emor message on submission. Please
ignore this as there ls no 2000 character Imit and your commentis have bean received. Our system
supplier have been asked ta regolve this Issue as soon as poasibie.

Comments Chlection: DEFRA blodiversity assessment
metric required o objoctively demonstrate no
net loss or net gain to biodiversity in
accordance with NPPF. Once this assessment
haa besn undertaken and a net positive score
cdomonstrated the ahjsction will be removed.

In principle there s no objection to the location
and concept of this development. The habitats
present are of low {but not no) value and there
i» spacs to provids substantial habitat creation
to offest any messured impacts. However, In
order fo conform with the requirements of NPPF
and BS 42020, the proposals need to
damonstrate that the deveiopment will achleve
measured no net loss and whers possible net
gains to blodiversity. The Information submittad
to daie doss not indicate that the required
assessment of ecological value has been
undertaken.

in ondar io objectively assass the ecological
valus of tha site and to gulde the amount of
ecologlical compensation or mitigation required,
the DEFRA metric e.g. Biodiversity Impact
Calculator (Environment Bank 2015) should be
employed fo quantify the net ecological Impact
of the development.

Ecological Information should clearly,
definitively and measurably show: what is there,
how R will be affecisd by development, how any
negative Impacts can be avolded, mitigated or
compensated to ensure no net loss and where
poasible net gains to biodiversity, aa raquired
by NPPF. NPPF and BS 42020 requiva that
ecological information demonstrate no net loss
and where possible net gain In blodiversity, not
a subjective asseasment of the significance of
Impacts on significant habltats.



NPPF, paras 109 and 118 state:

109 Atthe planning system should contribute fo
and enhance the natural and local environment
by:

A minimising Impacts on
blodiversity and providing net gains In
blodiversity where poasible, contributing fo the
GovernmentA’s commitment to halt ths overall
decline In biodiversity, Including by establishing
coherent ecological networks that are more
realllent to current and future pressures.A”

118 A"When determining planning applications,
local planning authoritiez should aim to
conserve and enhance biodiversityA....A"

In order to objectively assess the ecological
value of the land proposed for development a
consistont and fair methodology should be
employed. [t Is not sufficlent to subjectively
state that no net loss wlil be achisved, this must
ba measured or the phrase becomes
meaningless and a matter of opinion. The
Implementation of an accaptable blodiversity
accounting methedology should ensure
appropriate mitigation or compansation
resources are provided to achleve the
conservation and enhancement of blodiversity,
as required by NPPF.

Tharefore It ls advised that the Bicdiversity
Impact Calculator (BIC Environment Bank 2015)
be employed to assess the pre and post
developmant ecological value of this proposal.
The calculator must show a neutral or posltive
ecological unit score in order for the
development to demonstrate that It Is consistent
with NPPF. The requirement to clearly
demonstrate net galn is consistent with BS
42020 Biodiversiy - code of practice for
planning and development.

The reason for the application of the calculator
is that It provides an objective mechanism to
measure gecologleal impacts of any glven
development. [t is transparent and ensures a
measurabie, standard and falr approach for
developers and the local authority to provide
consistancy In aseessing and calculating
ecologlcal Impacts and therefore the required
mitigation and or compensation measures.
Without the application of the calculator,
assessments of precise ecological Impacts on
habitats are subjectiva. The calculator has been
devised by DEFRA, Natural England, several
Local Authority Planning departments and
upheld in a number of planning decisions as a
sultable mechanism to assess no net loss or net
gain,

Thess proposals involve the destruction and
modification of large areas of this greenfield
site, with potential miigation and compensation
measures suggeatad but not definitively
proposed. At present there Is no indlcation that
a BIC assessment has been undartaken to



Do you wish to:
Planning reference number {do not overtype)

objectively assess ecological Impacts, sufficient
for the LPA to make an Informed deaclsion as fo
whether no net loss or net gain has been
achleved. BS 42020 is clear that Ik the
responsibliity of the applicant to supply
sufficlent Information to make this judgement.

In order to maximize the habitat value of croated
and retained habltats elther on or offsite, detalls
of species, establishment regimes, management
regimes and funds o securs on-going
management of thess habltsts must be
supplied. Habltats and spacles should be native,
appropriate, and local provenance where
pussible and should be gulded by the Herts
Ecolopical Networis Mapping pricrities for the
arsa. All mitigation, compensation,
enhancement, hablat creation measures must
be definitively statad In the application and
marked on maps. It Is not accepiable to state
what could or should be provided, onfy what
‘WHF be provided In order to ensurs post
development snforcement A-an stated In BS
42020.

Object to Proposal
5/2017/2733
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Environment Director & Chief Executive: : i

John Wood J L t F‘_"-"[_" _:- Hira

Natural, Historic & Built Environment

Chay Dempster Advisory Team
Development Management Post Point CHN 108
Hertfordshire County Council Hertfordshire County Councll

County Hall, Pegs Lane
HERTFORD $G13 8DN

Contact Andy Instone
Tel 01992 555241
Email
i vi hertfordshire.gov.uk

Date 21 December 2017

RE: 5/17/2733 - Proposed application for the construction of new 6FE school
buildings, vehicular accesa/egress onto the Lower Luton Road, vehicular access
onto Common Lane, itwo pedestrian accesses/egresses onto Common Lane, car
parking, cycle storage, coach parking, playing fields, tennis courts / muiti-use
games area, surface water attenuation measures, hard and soft landscaping and
other assoclated development at Land to the north of Lower Luton Road,
Harpenden, Hertfordshire

ARCHAEOLOGICAL IMPLICATIONS

Dear Chay,
Thank you for re-consulting us on the above application.

In previous advice dated 13 and 30 November this office noted that archaeological
investigations at the site have found heritage assets dating from the Mesollthic and
Neolithic periods, the Bronze Age, Iron Age and early medieval (Anglo-Saxon) period.
The evidance from the early Neolithic and Middle Iron Age is significant, but the most
interesting archaeological remains are up to fourteen human burials which are thought to
date to the seventh century. These were found In the northern part of the site In an area
originally proposed for playing flelds, but now to remain as a meadow. Archasological
evidence from the end of the Roman Empire until after the Norman conguest is extremely
rare in Hertfordshire and these finds are regionally significant at least. The regional
research framework for East Angila says

‘It is increasingly apparent in Hertfordshire that an early Anglo-Saxon presence does not
exist and even middle Saxon material is very rare. Establishing a chronological
framework and identifying the material culture of the period 450-800 for Hertfordshire is a
priority.” (Research and Archaeology Revisited; A Revised Framework for the east of
England, East Anglian Archasology Occasional Paper 24, 2011 page 50).

www.hertfordshire.gov.uk



As a result this office advised you that the applicant should demonsirate that a strategy of
preservation in situ could be an appropriate freatment of these heritage assets. This is in
line with paragraphs 135 and 139 of the Nationa! Planning Policy Framework (NPPF).

The programme should include provision to protect the archaeological remains from
disturbance. We have advised you that the proposal that was submitted was inadequate.
We later advised that a second proposal was also inadequate. Since then Historic
England have sent you comments. These conclude that the archaeological remains are of
such signfficance that they should be treated in iine with paragraph 139 of the NPPF and
that the information submitted by the applicant is not sufficient for us to be confident that
the heritage assets will be appropriately conserved.

This office has engaged with both the applicant and you to gather the appropriate
archaeological information to make an informed planning decision. As noted above, given
the significance of the heritage assets that have been found we have tried to agree in
principle a programme of archaeological works (including preservation in situ) with the
applicant as soon as possible. This is to ensure that we can advise you that we believe
the historic environment can be appropriately conserved should you be minded to grant
consent. This will also minimise any delay for the applicant in the future should the
scheme go ahead because the scope of the required archaeological programme of works
will be ciear. However we understand that the applicant has now said that they do not
wish to continue these discussions until a planning decision has been made.

Nonetheless given the archaeological information that has been submitted so far, we
believe it is likely that the archaeoiogical implications of the development can be dealt
with by the imposition of archaeological conditions if you are minded to grant consent.
Therefore further to our previous advice to you, we recommend that a suitable
programme of archaeological preservation of heritage assets and/or archaeological
investigation and recording is agreed with the planning authority before any development
or site preparation takes place.

This may include preservation in situ of the Saxon burials and Middle Iron Age features in
the northem part of the site, together with appropriate archaeological investigation of the
rest of the site to mitigate the effects of the development. if a suitable scheme of
preservation and protection is not possible then other strategies such as archaeological
excavation may need to be considered for the whole slte.

This advice is dependent on the detalls of any drainage or landscaping schemes which
may be submitted as part of this proposal. We recommend that the applicant should
demonstrate that these will not have an adverse impact on any heritage assets before
they are approved.

Wa believe that these recommendations are both reasonable and necessary to provide
properly for the likely archaeological implications of this development proposal. We
further believe that these recommendations closely follow the policies included within
Policy 12 (para. 139, 141, etc.) of the National PlanningPolicy Framework.

We therefore recommend that three appropriately worded conditions on any planning

consent would be sufficient to provide for the level of archaeclogical investigation that this
proposal warrants.

www.hertfordshire.gov.uk



In this case we also recommiend that provisions are made to conserve the historic
environment both during the construction period and in the future should preservation of
the heritage assets be achieved. This may be via planning condltions or formal
agreement between the parties.

We suggest the following wording for the archaeological conditions:

A No demoiition/development shall take place/commence until an Archaeological Written

Scheme of Investigation has been submitied to and appraoved by the local planning

authority in writing. The scheme shell Include an assessment of archaeological

significance and ressarch questions; and:

. The prograrnme and methodology of site investigation and recording

The programme and methodology of site investigation and recording as required

by the evaiuation

The programma for post investigation assessment

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

Provision to be made for publication and dissemination of the analysis and records

of the sife investigation

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

investigation

7. Nomination of a compelent person or persons/organisation fo undertake the works
set out within the Archaeological Written Scheme of Investigation.

O cAw Mo

B The demaiition/deveiopment shall take place/commence In accordance with the
programme of archaeological works set ouf in the Written Scheme of Investigation
approved under condition (A)

C The development shall not be occupied/used until the site investigation and post
investigation assessment has been completed in accordance with the programme set out
in the Written Scheme of Investigation approved under condition (A) and the provision
made for analysis and publication where appropriate.

If planning consent is granted, we will be able to provide detalled advice conceming the
requirements for the Investigations, and to provide information on professionally
accredited archaeological contractors who may be able to carry out the necessary work.

Please do not hesitate to contact me should you require any further information or
clariflcation.

Yours sincerely,

Andy Instone

Senior Historic Environment Advisor
Environmental Resource Planning

www.hertfordshire.gov.uk
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Natural, Historic & Built Environment
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Development Management .
Hertfordshire County Council Hertfordshire County Councll

County Hall, Pegs Lane
HERTFORD SG13 8DN

Contact Andy Instone
Tel 01992 555241
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Date 13 November 2017

RE: 6/17/2733 - Proposed application for the conatruction of new 8FE school
bulldings, vehicular access/egress onto the Lower Luton Road, vehlcular access
onto Common Lane, two pedestrian accesses/egresses onto Common Lane, car
parking, cycle storage, coach parking, playing fields, tennis courts / multi-use
games ares, surface water attenuation measures, hard and soft landscaping and
other assoclated development at Land to the north of Lower Luton Road,
Harpenden, Hertfordshire

ARCHAEOLOQGICAL IMPLICATIONS
Daar Chay,
Thank you for consulting us on the above application.

in May 2015 this office recommended that should development of the site be propased,
an archaeological evaluation be camied out and the results submitted with any planning
application, as per the National Planning Policy Framework (NPPF), paragraph 128.
Therefore the applicant has submitied some archaeological information with this planning
application. This includes an archaeological desk-based assessment, a geophysical
survey, an archaeological trial trench report and an addendum describing the exhumation

of a human burizl.

Eighty trial trenches were dug in the summer of 2017 and heritage assets were found In
34 of them. The Investigations uncovered mulll period heritage assets with archaeological
interest. These date from the Mesolithic and Neolithic periods, the Bronze Age, fron Age
and early medieval (Anglo-Saxon) period. Several of these discoveries are of high
significance. Thess include an enciosure which dates to the Middie Iron Age, a perlod for
which evidence s rare in Hertfordshire and pottery which dates from the early Neolithic
period which is another rare and exciting find. In addition hundreds of pieces of flint from

www.hertfordshire.gov.uk



the Mesolithic to the Bronze Age were found. This prehistoric evidence was mainly
located in the southem part of the site.

The most interesting archaeological remains were up te fourteen human burials which are
thought to date 1o the saventh century. These were found in the northem part of the site
in an area proposed for playing flelds. Archaeological evidence from the end of the
Roman Empire until after the Norman conquest is extremely rare In Herffordshire and
these finds are regionally significant at least. It is possible that further burials remain to be
discovered. This will be discussed further below because we recommended that one of
these burlals be exhumed so that their significance could be better understood, as per

NPPF, paragraph 128.

The applicant has submitted a short report on this investigation. The date of the burial
was confirmed as the latter half of the seventh century. The report notes that associated
finds Include an Iron buckle and knife and remnants of some iron sheeting. The buckle is
dated to the sixth or seventh century which is similar to the date of the skeleton. Although
this study has given us some useful information about the date of the burials and their
significance it has not included information about the sex or age of the individuat or
pathology, for example evidence of trauma, disease, wear and tear, or cause of death.

Given the significance of the burials and the fact that this planning proposal allows for
minimal deveiopment and disturbance in the part of the site where the burials are located,
we have agreed that a strategy of preservation in situ could be an appropriate treatment
of these heritage assets. This is as per NPPF paragraphs 135 and 139. Therefore the
applicant has also submitted an Archasological Impact Assessment, which includes a
method statement to achieve the preservation of these heritage assets. As it stands it is
inadequate. This is because it does not demonstrate that the method proposed for
covering the cemetery will protect the archaeological remains. Further archaeological
investigation is required to confirm the area which needs to be preserved. We can provide
more detalled comments about this separately.

Should an acceptable proposal for the preservation and protection of the area of the
burials be submitted, It Is likely that the archaeological implications of the development on
the rest of the site can be dealt with by the imposition of archaeological conditions if you
are minded to grant consent.

The archaeological investigations to discharge these planning conditions are likely to
include further archaeological evaluation in the first instance. The purpose is to confirm
the extent of the cemetery and therefore the area to be preserved and also to inform the
programme of mitigation for the rest of site. This may include preservation /n situ,
archaeological excavation, watching brief and such other provisions as may be necessary
to conserve any heritage assets which are identified. It is also likely that we will
racommend analysis and publication of the results of the archaeological investigations
where appropriate (NPPF paragraph 141).

We believe that these recommendations are both reasonable and necessary to provide
properly for the likely archaeological implications of this development proposal. We
further believe that these recommendations closely follow the policies included within
Policy 12 (para. 141, etc.) of the National Planning Policy Framework. In this case three
appropriately worded conditions on any planning consent would be sufficient to provide

www.hertfordshire.gov.uk



for the level of investigation that this proposal warrants. We suggest the following
wording:

A No demoilition/development shall take place/commence untll an Archeeological Written
Scheme of investigation has been submitted o and approved by the local planning
authority in writing. The scheme shall include an assessment of archaeological
significance and research questions; and:

. The programme and methodology of site investigation and recording

The programme and methodology of site investigation and recording as required
by the evaluation

The programme for post investigation assessment

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

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

Provision to be mads for archive deposition of the analysis and records of the site
Investigation

Nomination of a competent person or persons/orgenisation o undertake the works
set out within the Archaeological Written Scheme of Investigation.

N 2 ok N

B The demolition/development shall take place/cormmence In accordance with the
programme of archaeclogical works set out In the Written Scheme of Investigation
approved under condition {A)

C The develapment shall not be occupied/used until the site investigation and post
Investigation assessment has been completed In accordance with the programme set ouf
in the Written Scheme of Investigation approved under condition (A) and the provision
made for analysis and publiication where appropriate.

if planning consent is granted, we will be able to provide detalled advice conceming the
requirements for the investigations, and to provide information on professionally
accredited archasological contraciors who may be able to carry out the necessary work.
Please do not hesitate to contact me should you require any further information or
clarification.

Yours sinceraly,

AN

Andy Instone
Senior Historic Environment Advisor

Environmental Resource Planning

Il
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[ Historic England
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Mr Chay Dempster Direct Dial: 01223 582720
Hertfordshire County Gouncil
Spatial Planning and Economy Unit, CHN216 Our ref: PO0B77118
County Hall
Hertford
Hertfordshire
SG13 8DN 19 December 2017
Dear Mr Dempster

T&CP (Devslopment Management Procedure) (England} Order 2015
& Planning (Listed Buildings & Conservation Areas) Regulationg 1090

LAND TO THE NORTH OF LOWER LUTON ROAD, HARPENDEN,
HERTFORDSHIRE
Application No. PL0OB6617 5/2733-17

Thank you for your letter of 4 October 2017 regarding the above application for
planning permission. On the basis of the information available to date, we offer the
following advice {o assist your authority in determining the application.

Summary

This application is for the construction of a new school on land to the north of Lower
Luton Lane, the development of which would affect the buried remains of a seventh
cantury Anglo-Saxon inhumation cemetery. We have previously advised that your
council should take the advice of local advisors and national policy in respect of
impacts on the historic built environment. However, we offer further advice, at your
request, on the impact of the proposed development on buried archaeological remains
- their significance, the impacts which the development would have on thelr
conservation, and the appropriateness of the mitigation strategy which has been
proposed in order to offset the harm which would be caused to their significance.

Historic England Advice

Archaeological trial trenching of the proposed development site (on the basis of a 4%
sample) revealed a range of multi-period archaeological features. The most important
of these Is an early Anglo-Saxon inhumation cemetery of seventh century date.

Anglo-Saxon cemeteries have very rarely been located In Hertfordshire. It is
postulated that the cemetery might contain somewhere in the order of 40 burials. On
the basis of the single burial which has been excavated and dated, preservation
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appears to be good, with some 75% of the skeletal elements preserved. This suggests
that the site contains the potential to investigate the age, sex, health, diet and,
potentially, mobility of the population; providing an insight into the lives of an Anglo-
Saxon community which is almost absent in the archaeological record of the county.
This is explicitly recognised in the current East Anglian Archaeological Research
Framework (p.50) which states that -

% is increasingly apparent in Hertfordshire that an early Anglo-Saxon presence doas
not exist and even middie Saxon material Is very rare. Establishing a chronological
framework and Identifying the meterial culture of the period 4560-600 for Hertfordshire

is & prionty’

The cemetery would be located on the edge of the proposed school grounds, close to
the area where playing fields are proposed. Although there are no proposals fo buiki
on the area, the development includes remodelling of levels over the area of the
playing fields and cemetery and, as a result, it is proposed that the cemetery would be
preserved in situ, by covering the remains with 1m + of topsoil fo protect them and to
prevent damage from illicit metal detecting, after which the area would be retained as
a meadow (Archaeological Impact Assessment (AlA), Sections 5.21,5.7). The
strategy includes the restriction of vehicle access in the preservation Area so that only
authorised vehicles can enter (Section 5.13).

The conservation of heritage assets is given great weight in the National Planning
Policy Framework. Given the rarity of Anglo-Saxon cemeteries in Hertfordshire, set
out above, Historic England believes that the remains have the potential fo be of
national Importance and should, for planning purposes, be treated as though it were a
scheduled monument, in line with para 139. That being the case, paras 132-4 apply:
that the more important the asset, the greater the weight which should be given to its
conservation, and that  since such assets are irreplaceable, any harm to their
significance should require clear and convincing justification. If the level of harm
judged to be less than substantial, this should be weighed against any public benefits
in the proposed development.

The DCMS note on scheduled monuments and nationally important archaeclogical
sites (p10) states that their importance may be defined in a number of ways, but in
particular, by their archaeological interest: that of canrying out expert investigations at
some point into the evidence places hold, or potentially may hold, of past human
activity. (<hggs:[iwww.guv.uklgovemmgﬂggblig@‘ong{schadg@mnumemg-m]igx-
stafement>). The Issue is therefore one of ensuring that the mitigation strategy
adopted results In no loss of significance which could be recovered through
archaeological investigation.

A brief summary method has been provided for the raising of the topsoll (Sections 5.22
to 5.5.29) and, in general, the approach presented could potentially protect the
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archaeological remains. However, additional Information would be required before
determining whether the remains would be adequately conserved, in both the short
and long term, by this approach. Historic England has produced advice on the

preservation of archaeological remalns (<https://historcengland.org.uk/images-
books/pubiications/preserving-archasclogical-remains/>) and we advise that the

following matters should be addressed before the proposaed mitigation strategy is
approved.

The evaluation report indicates that the graves were found buried at depths that
ranged from 0.14m to 0.41m. The range in depth of the archaeoiogy needs to
be taken into account so that It is clear that the proposed strategy will be
suitable for the more shallow remains as well as those that are more deeply
burled. For example, if a maxdmum of 100mm Is stripped from some areas, as
stated in Section 5.23, there may only be a minimum of 40mm between the
stripped surface and the archaeology which would not be sufficient to ensure
its conservation.

Inforrnation elso needs to be provided regarding the loading pressure on the
undertying deposits after the soil has been placed on top, as well as the sort of
machines that will carry out the work. For example, smaller, tracked vehicles
should be preferred over larger vehicles or wheeled vehicles.

A method statement should set out clear working ammangements which
demonstrate how civil contractors will carry out the work while camplying with
the risk management strategy.

There ghould be a management plan setting out how the area of the cemetery
woulld be managed as part of the school’'s grounds, to ensure that the existence
and protection of the site was documented and actively managed, to avoid
accidental damage to the remains from works associated with maintenance,
services or longer term development. In these circumstances, Hertfordshire
County Councll may wish to consider requesting Historic England Enhanced
Advisory Service (< /historicengland.org.uk/services-skillg/our-planning-
services/enhanced-advisory-services/fast-track-listing/>) to assess whether
the site shouid be recommended to the DCMS for scheduling, thus providing a
degres of certainty as to the stefus of the heritage asset, and Its menagement.

In the event that an effective and sustainable methadology for protecting the
remains in situ cannot be assured, an alternative strategy of prior
archaeological excavation should be considered.

Recommendation

The proposed development has the potential to conserve nationally important
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undesignated remains through the implementation of a programme of mitigation to
preserve the cemetery in situ within the school grounds. However, Historic England
considers that further work needs to be done in order for your council to have
confidence that the mitigation strategy would sustain the preservation of the buried
archaeological remains without any erosion of thelr significance, in line with the
aime and aspirations of the Framework. If this does not prove possible, an
alternative strategy of prior excavation may need to be considered.

Yours sincerely

Deborah Priddy
Inspector of Anclent Monuments

E-mail: debbie.priddy@HistoricEngland.org.uk
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Sue Atkinson

From: Roy Warren <Roy.Warren@sportengland.org>

Sent: 23 October 2017 09:51

To: Spatial Planning

Cc: Ruth Gray

Subject Planning Application Ref: PL\O866\17 - Land to the north of Lower Luton Road,
Harpenden, Hertfordshire (SE Ref: E/HEC/2017/46908/N)

Attachments: FA AGP Guide 2013.pdf

For the attention of Chay Dempster

Dear Mr, Dempster

Planning Application Ref: PL\0866\17 - Land to the north of Lower Luton Road, Harpenden,
Hertfordshire (SE Ref: E/HEC/2017/46508/N)

Thank you for consulting Sport England on the above application,

Summary: The principle of the planning application is supported as a non-statutory consultee.
The following issues require consideration and, If appropriate, addressing before a ptanning application ls
determined:
= Design and Layout of the Sports Hall — advisory comments are made and an informative regarding
design Is requested,
« The football pitch dimensicns should be reviewed against the Footbail Assoclation’s guidance
The following matters are requestsd to be addressed through planning conditions being imposed on any
planning permission:
Sports Pitch Feasibility Study and Specification
Artificial Cricket Wicket Spesification;

MUGA Design Specifications;
Community Use Agreement.

Sport England ~ Non Statutory Role and Policy

The Government, within their Planning Practice Guidance (Open Space, Sports and Recreation Facilities
Section) advises Local Planning Authorities to consult Sport England on a wide range of applications.
hitps:/fwww.qo guidance/open-space 5= acregtion-facilities-public-rights BEY-ana

it C s-and-reg
graenjmgg@pgn—sggjmrtagnd—racm@n—facllltlaa

:I'his application faiis within the scope of the above guidance as it relates to the creation of a major sports
facility and the creation of a site for one or more playing pitches.

Sport England assesses this type of application In line with Its planning objectives and with the Natlonal

Planning Policy Framework (NPPF). Sport England’s planning objectives are to PROTECT existing

faclliies, ENHANCE the quaiity, accessibility and management of existing facllities, and to PROVIDE new

facilities to meet demand. Further information on Sport England's planning objectives can be found here:
; .omy/fa I [ g-for-gport/s ]

The Proposal and Assessment agalnst Sport England’s Objectives and the NPPF

The proposal is for a new 6 FE secondary school, to be known as the Katherine Warington School, which
would be constructed on an area of agricultural fand to the east of Harpenden. The new school would
include a sports hall and activity studio supported by changing facillties that would be provicded In

i




separate sports hall block from the main school building. In terms of extemnal sports facilities, there would
be natural turf piaying fields split across two areas of the site that would provide for a range of winter and
summer pitches and a multi-use games area (MUGA) suitable for tennis and netball. it Is understood thet
the sports facilities would be avallable for community use outside of schoal hours,

Principle of the Development

There is no up-to-date sports facllity strategy available for St Albans district that would inform community
indoor and outdoor sports facility needs in the Harpenden area. However, the consultations with sports
governing bodies that | have undertaken indicate that this is an area of high participation levels In a range
of sports and that the existing supply of facilities does not meet current needs. For example, the Lawn
Tennis Association have advised that community usa of the tennis courts would be great for helping to
meet club and casual community use needs in the area.

As it is proposed to make the sports faciliies avallable for community use, Sport England would be
supportive of the principle of the sports facility proposals In the proposed school development as they
would offer potential to accord with the above objectives relating to providing new facilities to mest
demand. However, the following specHfic Issues and comments outlined below about particular aspects of
the scheme require consideration as part of the determination of the application to help ensure that the
sports facillties are fit for purpose for meeting school and community nesds.

Sports Hall Block

The provision of a sports hall that would be available for community use outside of school hours would be
welcomed In principle as It would offer potential for meeting any unmet indoor sports facility

needs. However, community access would need to be secured through a community use agreement to
help ensure that the facility meets community naeds cver a long term peried in practice. Attention will also
need to be given to the design and fayout of the facility. To this end, Sport Engiand has developed detailed
guidance on expectations for good facility design. Further information on design is detailed on our website
at httg:!fwww.§gorleng|§ng.o,r_gffacilniegglanningﬂooIs_-guidance!designﬁngﬁgst;guidanoal. Advisory
comments based on the submitted floor plans are appended to this response which | would be grateful if
the applicant could be requested to consider before the intemnal design is finalised in order to ensure that
the design and layout is broadly in accordance with our design guidanca.

In order to help ensure that the detailed elements {such as internal flooring and lighting specifications) of
the design of the sports hall are fit for purpose, it is requested that an informative be added to a decision
notice if the application is approved advising that the sports hall should be designed in accordance with
Sport England’s relevant design guidance notes.

Informative: The applicant is advised that the design and leyout of the sports hall should comply with the
relevant industry Technical Design Guidance, including guidance published by Sport England, Natlonal
Governing Bodies for Sport, Particular atfention is drawn fo the “Sports Hall Design & Layouts® design
guidance note ht_t'g:ﬂwww.sgorlengland.o;gifacilitias-glanningnools:guldancefdesign—and—cost—
guidance/sporis-halls/.

Playing Flelds

The Landscape Masterplan shows that a range of winter and summer sports pitches could be marked out
in practice on the natural turf playing field which is welcomed. The provision of an artificial grass cricket
wicket Is particularly welcomed as this will help facllitate school and community cricket use on the site and
artificial wickets are preferable to natural turf wickets on school sites due to the relative maintsnance costs
associated with them. While not ideal, it Is understocd that the playing field has to be separated info fwo
areas to address the constraints imposed by the gradients of the site. | have the following advisory

comments:

« The design and construction of the playing pitches will need to be informed by a sports pitch
feasibllity study to ensure that It is fit for purpose in practice;

«  While not part of the planning application, it has been indicated that the playing fiekis have been
designed to accommodate potential all weather pitch in the future. This is considered to be prudent
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and ie walcomed in principle. At this stage, the site layout should ensure that sufficient space is
allowed to accommodate a full size artlficlal grass pitch, While the plans indicate that a 102 x 86 m
football pitch is currently proposed for the area to the north of the proposed MUGA, to future proof &
an overall area of 112 x 76m should be pressrved for future ariificial grass pitch use as this allows
for the run-off areas, goal storage recesses and spectator areas requlred on a full size 3G artificial
grass plich sultable for football as set out in the attached design guidancs. If an artificial pitch
suitable for hockey was proposed this would be smaller (101.4 x 83 m overall area) than the area
required for & 3G pitch.

» The artificial cricket wicket should meet the ECB's Guidancs for the Provision and Instaliation of
Non Turf Cricket Pitches and Net Cage Facliities and Installation must be by a supplier of an ECB
approvaed NTP systam to ensurs that it is safe and meets performance requirements. See the

ECB's website hitps://www.ecb c0.uk/be-involved/club-support/club-facility-management/surface-

tvpes for design guidance and approved systems;

= The football pliches should have dimensions which meet the FA's recommended dimensions to
ensure that the pitches are sultable for school and community competitive use. The Foatball
Foundation (on behaif of the FA) have advised that the pitches shown on the Landscape
Masterplan do not meet the guidance and should be amended where applicable to meet the
following dimensions:

¢ Youth U11 and U12 (8v8) 73 x 48m (79 x 52m Including safaty run-off area )

Youth U13 and U14 (11v11) 82 x 50m (88 x §6m including sefety run-off area)

Youth U156 and U16 (11v11) 91 x 55m (97 x 6m Including safety run-off area)

Youth U17 and U18 (11v11) 100 x 64m (106 x 70m Including safely run-off area)

Over 18 and Adult (11v11) 100 x 64, (106 x 70m Including safety run-cff area)

Sports Pitch Feasibilly Study & Specification

As the grass playing fields are being designed to accommodate both school and potential community use it
is considered essentia that the school's piaying field is constructed to a standard that will allow intensive
use. Unless specialist consideration s given to the ground conditions and the proposals for the
construction and maintenance of the new playing field, there are likely to be constraints on the ability of the
playing field to meet the needs of the school and the comrnunity in terms of the camrying capacity of the
playing fields and surface qualily. Sport England's has had reguilar experience of playing fields on new
school sftes being unusabie for the majority of the acadamic year due fo inadequate consideration belng
given at the planning and design stages. As retrospectively addressing such scenarios Is usually very
costly and disrupfive to schools, it is considered essential that appropriate provision is made for addressing
playing field construction issues through any planning permission. The applicants proposal to undertaken
an agronomic assessment in paragraph 6.33 of the Design and Access Statement is therefore welcomed In
principle. Sport England would therefore expect a feasibillty study to be prepared to assess the ground
condttions (drainage, solls, topography etc) and Identify the constraints that may affect the ability to deliver
good quality playing surfaces that would sustain the anticipated levels of use by both the school and the
community. A sports pitch specification would also need to be prepared (based on the feasibility study
recommendations) to ensure that an appropriate quallty playing fleld is provided In practice. Sport
England’s guidance note “Natural Turf for Sport” (2011) provides guidance on what should be Included In a
site assessment and how new playing pitch sites can be planned, designed, managed and malintained to
maximise their quality. This document and the other design guidance notes referred o in this response
can be downloaded from our websfte at

o[ i guldance/naturakturf-for-sport/. The feasibility study and sports plich

spe n should be prepared by an agronomist/sports turf consultant. Sport England can provide
details of agronomists/sports turf consultants as well as example studies upon request.

I would therefore request that a planning condition bas imposed on any planning permission requiring the
submission and approval of an assessment of the ground conditions of the area proposed for playing field
use which would Isad to a related detailed sports pitch specification being prepared for addressing ground
condition constraints (such as gradients, drainage, surface quality and maintenance issues) that have been
identified in the assessment which may restrict the playing capacity and performance quality of the playing
field. Thie should be approved before any works commence on the playing field element of the
deveiopment. It Is requestad that the following condition Is used for addressing this matter (based on




modsl condition 10a of our conditions schedule https://www.sportengland.org/facllities-plannina/planning-
for-sport/planning-applications/) :

(a) No deveiopment of the playing field area shall commence until the following documents have
been submitted fo and approved In writing by the Local Planning Authority after consuftation with

Sport England:

() A detailed assessment of ground conditions (including drelnage and topography)} of the land
proposed for the piaying fleld which identifles constralnts which could affect playing field quality;
and

(i) Based on the resulis of the assessment to be carried out pursuant to (i) above, a detalied
scheme which ensures that the playing fieid will be provided fo an acceptable qualily. The
scheme shall include a written specification of solls siructure, proposed drainage, cuiltivation
and other operations associated with grass and sports turf establishment and & programme of
implementation.

(b} The approved scheme shall be carried out in full and in accordance with & timeframe agreed with
the Local Planning Authority. The land shall thereafter be maintained in accordance with the
scheme and made available for playing field use in accordance with the scheme.

Reason: To ensure that the playing fieid is prepared to an adequate standard and is fit for
purpose and to accord with Development Plan Policy **.

Informative; The applicant is advised that the scheme should comply with the relevant industry
Technical Guldance, including guidance published by Sport England, National Governing
Bodies for Sport. Particuler attention is drawn to ‘Natural Turf for Sport, (Sport England, 2011)].

Ariificial Cricket Wicket

A planning condition and assoclated Informative is requested requiring the specification of the
proposed artificial cricket wicket to be submitted and approved. This is justified to ensure that the facility is

fit for purpose and of a sultable quality to mest safety and performance requirements. An implementation
programme is also requested to provide clarity and certainty about when the wicket will be constructed in
practice. The ECB have advised that compliance with these standards would be a pre-condition of their
support in order to ensure that the facilities are suftable for community cricket use.

It is requested that the following condition and Informative be imposed on any planning permission to
address this matter (which is based condition 9 of our model conditions schedule):

“Prior to Installation of the artificial crickef wickel, detalls of the design and layout of the artificial
grass cricket wicket together with an implementation programme shall be submitted to and
approved in writing by the Local Planning Authority after consultation with Sport England. The
artificlal grass cricket wicket shall not be constructed other than in accordance with the approved
details.

Reason: To ensure the development is fit for purpose and sustalnable and to accord with
Development Plan Policy **.

Informative: The applicant is advised that the design and layout of the artificlal grass cricket wicket
should comply with the relevant industry Technical Design Guidance, including the England &
Wales Cricket Board's (ECB) TS6 document on Performance Standards for Non-Turf Cricket
Pitches Intended for Outdoor Use hitp://\www.ecb.co.uk/development/facilities-funding/facilities-
quidance-and-project-development/non-turf. The applicant is also advised to ensure that an ECB
approved non-urf system is instalfed.

Multl-Use Games Area (MUGA)
The proposal to provide a MUGA that would be suitable for 4 netball and tennis courts s welcomed. Sport

England would advocate that the MUGA is designed for a range of sports informed by the school's
priorities and that the detalled specification Is informed by the priority sport as there are some differences in
4



the detailed specification of the surface for instance if netball has greater pricrity than tennis or vice

verea. It is noted that sports lighting for the MUGA Is not proposed In the application which will restrict the
extra-curricular and communify use potential of the MUGA. To future proof the potential to install lighting at
a later date (subject to planning permission), it is recommended that the MUGA is constructed with the
electrical services (.. servics ducting) provided so that the schoo! can install lighting at iater efficiently
without the costs of retrospectively providing electrical services to the faciiity.

At this stage, there is no information available about the detailed specifications for the design and [ayout of
the MUGA to determine their suitability e.g. surfacing, line marking, fencing. This should be provided at
pre-commencement stage to aflow an informed assessment to be made of whether the detsiled design will
be fit for purpose in practice. Without such information being provided, there Is a riek that the design wil
not be suitable in practice for meeting the needs of proposed sports that will be played or opportunities may
be missed which may not be viable to retrospectively address. When developing the specifications for the
detailed design of the games courls, attention shouid be given to the relevant Sport England and national
governing body design guidance referred to in the informative below and discusslons should take place
with the relevant sports governing bodles. It Is dition an rmatl

be imposed on any planning permission to address this matter (which is based on condition @ of our model
conditions schedule):

“‘No development of the mult-use games arca hereby approved shell commence untll detalls of the
mudti-use games area specifications including the surfacing, fencing and line markings have been
submitted to and approved In writing by the Local Planning Authority after consultation with Sport
England. The mulii-use games area shall not be constructed other than in eccordance with the

approved detals.

Reason: To ensure the development is fit for purpose and sustainable and to accord with Development
Fian Policy **.

Informative: The applicant is advised that the design and leyout of the multi-use games area shouid
comply with the relevant indusiry Technical Design Guidence, including guidance published by Sport
England, National Governing Bodies for Sport Particular attention is drawn lo: Sport England's
Artificial Surfaces for Oufdoor Sporls' guidance nots (2013), England Netball's ‘Performance
Requirements for indoor Surfaces guidance note hiips./englandnetball.co.uk/make-thg-game/facilities
informetiory, and the LTA’s Porous Macadam Tennis Courls Fioodlighting Outdoor Tennis Cou

guldance notes hiips://www.lia, org. uk/venue-managementffacilities-advice/

Community Use

The new school provides a rare opportunity to provide substantive new sports faclilies that the community
In the Harpenden area could use for meeting their needs. Regardless of the facilities provided and their
design, community use should be maximised outside of school hours and access should be formalised and
secured through a formal community use agreement being completed. A community use agreement sets
out a school's policy and arrangements for community use of its sports facilities and covers matters such
as hours of uss, types of bookings accepted, restrictions on community use etc. The agreement Is usually
between a school (or academy trust) and the relevant local authority (e.g. St Albans City & District Council)
but may involve additional bodies. The completion of such agreements is usually secured through planning
conditions on planning permissions for schoof developments. Such a condition Is justified to avoid a
scenario where community access (cuiside of school hours) to the proposed facllities does not take place
(or is significantly restricted) following the implementation of the proposed develcpment and to ensure that
the community use arrangements are safe and well managed. Without suitable community access being
secured over a long term period In practice, the potential offered by this development in terms of meeting
wider community needs may not be realised. A community use agresment aiso provides clarity and
formalisation with respect to community access arangemants for all partles. It has baen noted that the
applicant has advised that the school would be willing to complete a community use agreementas a
requirement of a planning permission. Community use agreement templates, examples of completed
agreements and further advice can be provided upon request. For information, Sport England’s guidance
for schools on preparing for and delivering communiy use is avallable at



hitp://www.soortengland.oraffacilities-planning/use-our-schooll . The following condition Is requested to
be imposed to address this (which is based on model condition 16 of our conditions schedule):

“No occupation of the sports hall shall commence until a communily use agresment prepared in
consuftation with Sport Englend has been submitfed fo and approved in writing by the Local
Planning Authorlty, and a copy of the completed approved agreement has been provided io the
Local Planning Authority. The agreement shall apply to the sporis hall, activity studlo, multi-use
gemes area, playing field and other suitable faciities fo be defined in the agreement and include
details of pricing policy, hours of use, access by non-educetional establishment users,
management responsibilites and a mechanism for review, and anything eise which the Local
Planning Authority in consultation with Sport England conslders necessary in order to secure the
effective communily use of the facilities. The development shall not be used at any time other than

In strict compliance with the approved agreement.”

Reason: To secure well managed safe community access to the sports facfity/facilities, to ensure
sufficient benefit to the development of sport and to accard with Development Plan Policy !

I would be happy to discuss the matters raised in this response with the local planning authority and/or the
applicant during the planning application determination process.

The absence of an objection to this application in the context of the Town and Country Planning Act, does
not in any way commit Sport England or any National Governing Body of Sport to support for any related
funding application.

If this application Is o be presented to a Planning Committee, we would like to be notified in advance of the
publication of any commitiee agendas, repori(s) and committee date(s). We would be grateful if you woukd
advise us of the outcome of the application by sending us a copy of the dacision notice.

Please contact me If you have any queries.

Yaours sincercly,

Roy Warren
Planning Manager

T: 020 7273 1831
M: 07769 741 137
F: 01509 233 192

E: Roy.Warren@sportengland.org
E ———— e
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APPENDIX ~ ADVISORY DESIGN COMMENTS

Sports Hall

The location of the eports hall is positive in relation to the external sports facilities and having a
dedicated sports block has the advantage of the facilty being able to be used by the community
outside of school hours without the malntenance and socurlly issues assoclated with having to opan
other areas of the school building.

The provigion of dedicated car parking is weicomed but attention will need to be given to the
pedestrian access links between the main: car perk at the front of the site and the sports hall to
ensure that there is safe and convenient access from the main car park as 18 spaces to serve the
sports facilities is unlikely to be sufficient especially during peak periods of community use when the
sports hall and extemal facilities are being sued by the community at the same time.

SE recommend a draft lobby &t the point of entry fo limit the heat loss at reception and to ensure
this area is a positive snvironment.

it is unclear whether provision is proposed for a reception desk with a drop leve! design to assist
disabled users. The reception desk should not be oo ciose fo the point of entry because with
potential automated doors these will continually be opening as people walit at the reception desk
There is currently no provision for spectator areas Into the sports hali. Aa a school and community
facility Sport England would expect to see some form of smell social space where views into the
hall can be accommodated. Without this, the appeal for school events and community use will be
diminished. Also when used by the community, a small social space Is a relatively easy way of
driving additional income through vending.

There s currently only one entry Into the sports hall. SE recommend two points of entry so when
the hall is split in to 3 and 1 and 2 and 2 court layouts there Is less disruption for users.

Hall size — Sport England guidance recommends that a 4 court hall should be 34.5x20m — 640sgm
In total with a clearanca haight of 7.5m. A 33x16m hali (594 sq.m) as proposed would not be abls to
fully meet potential community needs.

mesting

Storage - The drawings are indicative but SE recommend that a minimum of 12.5% of the floor
space be provided as storage. This equates to a minimum of 74 sq.m for a hall of the proposed size
which is above the 63 sq.m that is proposed which is likely to create capacity issues for the school.

Storage - if the hall is split Into diffarent usage sections only the end court has accees to the storage
space without activity being disrupted. Storage distributed along the side of the hall is therefore
recommended.

SE recommends that the interal walls of a hall are all block work which are a consistent colour.
Thie offers a more robust design solution and a better sporting experience.

Changing Accommodation

SE do not recommend that changing rooms serve both indoor and outdoor spaces as It often
results In major mud contamination and additional cleaning requirements especially if a natural turf
pitch is proposed.

The flow of a change should ideally be entrance, toilets, entrance, change, showers. If a space Is
serving both Indoor and outdoor needs, two entry / exit points are usually provided which
compromisea this flow.

Two accessible changing rooms that double up for staff changing are posttive. However, they
should not be designed so that access is only via the staff office as this would require school or
community disabled users to have to access the office to get to the changing room which is likely to
be disruptive to staff and may deter users that require access to these rooms. This could be
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addressed if the accessible changing rooms could be accessed from the adjoining circulation lobby
as well as the staff room. Accessible lockers outside this space should be provided.

Activity Studio

« A 150 sq.m space is positive as this would allow a range of activities and class sizes to be
accommodated. SE recommend 4.5-5sqm of floor epace per item of equipment. Thersfore, if a
space Is to accommodate a class of 30 pupils it needs to be a minimum of 13%sqm.

+ The provision of natural light In to the space is positive but glare and solar galn issues may require
consideration. This space should have air conditioning.

The information contained in this e-mail may be subject to public disclosure under the Freedom of
Information Act 2000, Additionally, this email and any attachment are confidential and intended solely for
the use of the individual to whom they are addressed. If you are not the intended recipient, be advised that
you have received this email and any attachment in error, and that any use, dissemination, forwarding,
printing, or copying, is strictly prohibited. The information contained in this e-mail may be subject to public
disclosure under the Freedom of Information Act 2000. Additionally, this email and any attachment are
confidential and intended solely for the use of the individual to whom they are addressed. If you are not the
intended recipient, be advised that you have received this email and any attachment in exror, and that any
use, dissemination, forwarding, printing, or copying, is strictly prohibited.

This email has been scanned far email related threats and delivered eafely by Mimecast.
For more information please visit http://www.mimecast.com




Ffrom: BCTAdmin@thameswater.co.uk

Sent: 20 October 2017 09:14

To: Spatial Planning

Subject: 3rd Party Planning Application - PL/0866/17

Hertfordshire County Council QOur DTS Ref: 54794
County Hall Your Ref: PL/0866/17
Hertford,

Herts,

$G13 8DN

20 October 2017
Dear 5ir/Madam

Re: LAND TQ THE NORTH OF, LOWER LUTON ROAD, HARPENDEN, HERTFORDSHIRE, ALS 5AF

Waste Comments
Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection

to the abowve planning application.

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make
proper pravision for dralnage to ground, water courses or a sultable sewer. In respect of surface water It is
recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving
public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site
drainage should be separate and combined at the final manhole nearest the boundary. Connections are not
permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior
approval from Thames Water Developer Services will be required. The contact number is 0800 009 3921. Reason - to
ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system.

Water Comments
With regard to water supply, this comes within the area covered by the Affinity Water Company. Foryour
information the address to write to is - Affinity Water Company The Hub, Tamblin Way, Hatfield, Herts, AL10 9EZ -

Tel - 0845 782 3333,

Yours falthfully
Development Planning Department

Development Planning,
Thames Water,

Maple Lodge STW,
Denham Way,
Rickmanswaorth,

WD3 980

Tel:020 3577 9998

Email: devcon.team@thameswater.co.uk



This is an automated emall, please do not reply to the sender. If you wish to reply to this email, send to
devcon.team @thameswater.co.uk



Sue Atkinson
%lm

From: Nunn, Craig <craig.nunn@ukpowermnetworks.co.uk>

Sent: 09 October 2017 11:01

To: Spatial Planning

Subject: CNDO32 - Common Lane Harpenden - Your Ref PL\O866\17
Attachments: $SCAN$_nunn01c_07-10-2017 08-05-13.pdf

Dear Mr Chay Dempater

| am writing to you on behalf of UK Power Networks.
Thank you for the attached letter, could you please make a comment on the application on my behalf.

Cur records indicate the presenca of an 11,000volt underground cable within the Lower Luton Rd side of the
proposed development.

Further information can be secured from our Plan Provision feam

[ The best way to make @ request is o amall plans@ukpowernetworks.co.uk or call
08000565866 option1.

We can take a request by telephone if it is for & residential site,

FEES OFTEN APPLY.

We will need the following Information:

Customer name, Company name, Contact detalls, Full site addrese, Natura of works,
Site plan showing boundary of the site clearly marked, Delivery address for paper plans or email

address for electronic plans.

Kind Regards Craig,

Craig Nunn

Asset Management Surveyor
01284 726320

07875 114089

craig.ngnn@umowemehmrks.oo.gt

UK Power Networks Property & Consents (PEC)
/o Barton Road, Bury S8t Edmunds, IF32 786

Please note | am not currently at work on Tuesdays.
AM Surveyor hubs 5, 6,9 and 10.

This email and any attachments are strictly confidential and may contain legelly privileged information. It is
intended for the addressee(s) only. If you are not the intended recipient, please do not print, copy, store or
act in reliance on the e-mail or any of its attachments, Instead, please notify the sender immediately and
then delete the e-mail and any attachments,

Unless expressly stated to the contrary, the opinions expressed in this e-mail are not necessarily the opinions
of UK Power Networks Holdings Limited or those of its subgidiaries or affiliates (together Group
Companies) and the Group Companies, their directors, officers and employees make no representation and
accept no liability for the accuracy or completeness of this e-meil or its attachments.

This e-mail has been scanned for malicious content but the Group Companies cannot accept any liability for
the integrity of this message or its attachments. No employee or agent of the Group Companies is authorised
to conclude any binding agreement on behalf of a Group Company or any related company by e-mail.



All e-mails sent and received by any Group Company are monitored to ensure compliance with the Group
Companies information security pelicy. Executable and script files are not permitted through the mail
gateway of UK Power Networks Holdings Limited. The Group Companies do not accept or send emails
above 30 Mb in size.

UK Power Networks Holdings Limited
Registered in England and Wales No. 7290590.
Registered Office: Newington House, 237 Southwark Bridge Road, London SE1



Sue Atldns;on
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From: Consultations {NE) <consultations@naturalengiand.org.uk>
Sent: 10 October 2017 13:34

To: Spatial Planning

Subject Re: PL/AOB66/17

Dear Mr Dempster

Application ref: PL/0866/17

Our ref: 228099

Naturai England has no comments to make on this application.

Natural England has not assessed this application for impacts on protected species. Natural England has published
Standing Advice which you can use to assess impacts on protected species or you may wish to consult your own
ecology services for advice,

Natural England and the Forestry Commission have also published standing advice on ancient woodland and veteran
trees which you can use to assess any impacts on ancient woodland.

The lack of comment from Natural England does not imply that there are no Impacts on the natural environment,
but only that the applicaticn Is not Kkely to result in significant impacts on statutory designated nature conservation
sites or landscapes. It is for the local planning authority to determine whether or not this application is consistent
with natlonal and local policies on the natural environment. Cther bodles and individuals may be able to provide
Information and advice on the environmental value of this site and the impacts of the proposal to assist the decision
making process. We advise LPAs to obtain specialist ecological or other environmental advice when determining the

environmental impacts of development.

We recommend referring to our 5551 Impact Risk Zones {avallable on Magic and as a downloadable dataset) priorto
consultation with Natural England. Further guidance on when to consult Natural England en plannirg and
development proposals ks available on gov.uk at https://www.gov.uk/guidance/local-planning-authorities-get-
environmental-advice

Yours sincerely

Joanne Widgery
Natural England
Consultations Team
Hombeam House
Crewe Business Park
Electra Way,

Crewe

Cheshire, CW1 6GJ

Tel: 0300 060 3900
Email: www.gov.ulk/natural-englapng

wyag actwrolangland.crg.ul

We are here to secure a healthy natural environmant for pecple to enjoy, where wildlife is protected and England’s

traditional landscapes are safeguarded for future generations.
In an effort to reduce Natural England's earbon footprint, [ will, wherever possible, avold travelling to meetings and attend via

audlo, video or web conferencing.



Natural England offers two chargeable services - the Discretionary Advice Service, which provides pre-application
and post-consent advice on planning/licensing proposals to developers and consultants, and the Pre-submission
Screening Service for European Protected Species mitigation licence applications. These services help applicants
take appropriate account of environmental considerations at an early stage of project development, reduce
uncertainty, the risk of delay and added cost at a later stage, whilst securing good results for the natural
environment.

For further Information on the Discretionary Advice Service see here
For further information on the Pre-submission Screening Service see here

This email and any attachments is intended for the named recipient only. If

you have received it in error you heve no authority to use, disclose, store or copy any of its contents and you
should destroy it and inform the sender. Whilst this email and associated attachments will have been
checked for known viruses whilst within the Natural England systems, we can accept no responsibility once
it has left our systems, Communications on Natural England systems may be monitored and/or recorded to
gecure the effective operation of the system and for other lawful purposes.



31a Church Street

Welwyn
HERTS ALé 9LW

Telephene 01438 717587
office@cpreherts.org.uk

www.cpreherts.org.uk

Standing up for Hertfordshire's countryside

Our Ref:
Your Ref:
Chay Dempster
Principal Planning Officer
Development Management
County Development Unit
Hertfordshire County Council
County Hall
Hertford
SG713 8DN
15" November 2017 (by email)
Dear Mr. Dempster,
Application No. PL\O866\17
Katherine Warington School - Proposed Application for the construction of new 6FE
school ngs, vehicular ress o uton Road, ve acce
onto Common L r parki € coach parking, playing flelds, tennis
courts/multi-use area, surface water attenuation measu hard and soft

landscaping and other associated develcpment.

On land to the north of Lower Luton Road, Harpenden, Hertfordshire.

CPRE Hertfordshire has considerable concerns regarding this proposed development in the
Green Belt.

The proposal constitutes inappropriate development contrary to the Green Belt Policles in
Section 9 of the Natfonal Planning Policy Framework and the site, though In the ownership
of Hertfordshire County Councii, is within St Albans City and District and is therefore also
contrary to Policy 1 of the current St. Albans Local Plan.

Consequently there is a requirement on the applicant to demonstrate ‘very special
circumstances’ which are sufficient to outweigh the harm to the Green Belt through

inappropriateness or ather harm.

The only ‘very spectal circumstance® put forward in the documentation accompanying the
application is in paragraph 6.7 of the Green Belt Assessment and repeated in the Planning,
Design and Access Statement, to the effect that “there is a 6.2FE need for a secondary
school in Harpenden in 2019120 which cannot be met in any other location.” This is not
entirely true, The site assessments carried out by Vincent Gorbing in 2014 identified three
possible sites. In that analysis, published in 2015, Site A (land east of Luton Road), assessed
having ‘slight adverse Impact’ was considered to be more appropriate than the proposed

President:
Sir Simon Bowes Lyon, KCVO

CPRE is worling nationafly and locally for & beautiful and living countryside Chafrman: Richard Bullen
CPRE Hertfordshire i a Charitable Incorporated Organisation Registered Charity 1162419
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site (Site F) which was assessed as having *moderate adverse impact’ and the conclusion at
para. 5.10 of the assessment was that a planning application for Site F ‘might not

successfully address Green Belt Policy’ (The emphasfs is the report’s, not ours.) Of the
three potential sites which were considered might be suitable, Site F was ranked third. Site
A (as stated in the updated 2017 Addendum Report accompanying this application) ‘offered
the best location for a secondary school’ (para 2.14). Part of the argument against Site Ain
the current application documentation is that it was included as a potential housing site in
the draft St Albans Local Plan 2011-2031. That Plan was subsequently withdrawn and the
argument must now be considered speculative and of no weight.

The only material change in the intervening period has been the purchase of the freehold of
Site F by the County Council. In the viability assessment undertaken by Pick Everard, Sites A
& F were ranked equally first {Section 6}, though Site F would be cheaper to purchase. The
assessment argues that the purchase of Site F results in a higher score of ‘cost and
viability’. This would have been true of any site which the Council chose Lo purchase and is
not unique to this site. The purchase does not, in itself, make the site ‘more appropriate’ in
planning terms.

At the present time, under the provisions of the St Atbans Local Plan, Common Lane
provides a clear and defensible Green Belt Boundary. That defensible boundary will
disappear if this proposal goes ahead. This is exacerbated by the exclusion of the strip of
land between the School site and Common Lane, a site which we understand has now been
put forward to St Albans Council as a potential housing site. It is fatuous for the applicant to
claim that the school would act as a buffer between Harpenden and the development at Lea
Valley Estate when the existing field already fulfils that Green Belt function.

The impact on the character of the Green Belt would be substantial and irreversible. Apart
from the intrusion of the buitdings themselves, there would be extensive terracing of those
parts of the site not built on to provide level playing fields in place of the currently sloping
hillside. The sports pitches would presumably be floodlit though there are no details of the
lighting provided in the application.

st. Albans Local Plan Policy 104 seeks to protect designated landscape conservation areas,
within which Site F lies. Para. 5.13 of the Site Assessment is clear that Site F would result in
conflicts with that Policy. Similarly, Policy 86 seeks to protect Heritage Assets. The site
assessment concludes that development would have ‘a lerge adverse effect on heritage
assets’ (again the report’s emphasis). In both instances this is also contrary to NPPF policies
(paras. 11 and 128,132 and 133 respectively).

On archaeological impact (covered by Local Plan Policies 110 and 111 and NPPF paras.
128,132 and 133), the assessment concludes that there would be slight adverse impact (para
5.20). We note that this is contradicted by the response from the St Albans District
Archaeologist on the Council’s website.

President:
CPRE is working nationally and locally for & beautiful and living countryside Sir Simon Bowes Lyon, KCYO
oy iy " - Chairman: Richard Builen

CPRE Hertfordshire is a Charitable incorporated Organisation Reglstered Charity 1162419
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The applicant acknowledges In para. 3.6 of the Planning, Design and Access Statement that
the land fs of Grade 3a agricultural quality. The National Planning Policy Framework defines
best and most versatile agricultural land as “Land in grades 1, 2 and 3a of the Agricultural
Land Classification™ and NPPF para.112 states that development of this {and should be
avoided and due weight given to its economic value., Similarly, St Atbans Local Plan Policy
102 says that such land should not be used for development. This point is not addressed in
the Planning, Design & Access Statement or in any of the incarnations of the Site
Assessments. Consequently the Council is required to take this into account when assessing
the planning balance.

We will not comment on the educational needs assessment in any depth, but it does appear
that the focus has been on meeting current need in Harpenden, with scant regard being
paid to the potential impact of housing development propecsed in both the Dacorum and St
Albans emerging Local Plans, For example, those proposals included the provision of an 8FF
school on the land to the south west of Harpenden, These, if realised, would shift the need
and catchment areas away from the site of this application and raise the question of its
suitability to sustainably meet future demand.

There also appears to be a similar focus on Harpenden in the various elements of the
Transport and Traffic Assessments. A substantial section of the proposed student intake will
come from the North and East of the site, particularly Wheathampstead. It is not acceptable
to assume that all journeys from there will be made by bus. Access on foot or by bicycle will
not be easy from these directions (even unsafe, as noted in the Transport analysis). This will
inevitably be exacerbated by the increase in vehicular traffic on the B653 in peak periods,
generated by the school ftself and, in our view, the safety aspects and possible mitigation
factors beyond the Lea Valley Estate have not been satisfactorily addressed in the proposal.

For the above reasons we urge the Council to reject this application.

Yours sincerely,
David Irving
President:
CPRE s warking netionally and locally for a beautiful and Iivi ide Sir Simon Bowes Lyon, KCVO
working ly and loeally for a an ng countrys == -

CPRE Hurtfordshire is a Charitable incorporated Onganisation Registered Charity 1162419






