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1. Introduction 

1.1 Land South of Hertford, herein referred to as “the Site”, has been identified by East Herts 

Council (the Council) within the 2016 Pre-Submission District Plan (Regulation 19), as an al-

location for the provision of 50 dwellings. It is understood that the Council considers the Site 

suitable and available for development within the first five years of the Plan.   

1.2 This statement has been prepared to assist the forthcoming Examination in Public (EiP) with 

details of the Site, including relevant details of surveys and reports that have been under-

taken, phasing, build-out rates and details of infrastructure provision.  Various documents 

are produced for reference, which are provided as appendices. This SoCG sets out those 

matters which have been agreed between Christ’s Hospital Foundation (CHF) and the 

Council.  
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2. Site Boundary Plan 

2.1 The Site comprises an ‘L-shaped’ area of land located in the southern part of Hertford. It is 

understood that the major eastern part of the Site, which is generally flat, formerly comprised 

playing fields, now abandoned and believed to be unmanaged since the late 1980’s. The 

western sector of the Site is relatively steeply sloping down to the small stream. 

2.2 Mangrove Road forms the eastern boundary of the Site, with playing fields and campus 

grounds of the University of Hertfordshire beyond. The western boundary is formed by a 

small stream which is a tributary of the River Lea, with open grassland beyond. The eastern 

parts of the northern and southern boundaries of the Site adjoin existing residential proper-

ties (Ashbourne Gardens to the north and Mangrove Drive to the south). The western part of 

the northern boundary adjoins woodland, with open grassland beyond the western part of 

the southern boundary. 

2.3 The total area of the Site is 4.7 hectares, however only the eastern section of the Site (c. 2 

hectares) is proposed for development. Development of this area only will ensure the con-

tinued protection of the Green Finger at the western part of the site, including the existing 

treed area at the higher level, the tree belt at the lower level, and the sloped area of land be-

tween them leading towards Hagsdell Stream.   

2.4 The Site is entirely within the ownership of CHF. Information from the Hertfordshire County 

Council website confirms that there are no public rights of way across the site.   

2.5 A Site Boundary Plan is attached at Appendix 1. 
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3. Indicative Layouts 

3.1 The developable area of the Site has been informed with reference to the following infor-

mation: 

- Flood risk information; 

- Land contamination; 

- Archaeology; 

- Ecology; 

- Tree Survey; and  

- Transport Statement. 

Flood Risk Information 

3.2 The Environment Agency Flood Risk Maps demonstrate that the Site is located within Flood 

Risk Zone 1. This is the lowest level of flood risk and we do not consider this to be a con-

straint to residential development or the developable area of the Site. 

Land contamination 

3.3 The Site comprises former playing fields and having regard to this former use we consider it 

is most unlikely that there are any contamination issues associated with the Site. 

Archaeology 

3.1 Historic Environmental records within a 650m radius of the Site outlines that the Site is lo-

cated in an archaeological alert area and is also in close proximity to other areas of historic 

interest. We are not aware of any archaeological remains on the Site. Archaeological inves-

tigations of the Site are not considered necessary at this stage but will be required to sup-

port a future planning application. 
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Ecology 

3.2 An assessment of the ecological opportunities and constraints associated with the potential 

development of the Site is set out in Appendix 2 which is an Ecological Appraisal Report 

undertaken by Liz Lake Associates dated July 2014. The report sets out that the Site does 

not contain any statutory or non-statutory sites of ecological interest although there are a 

number of Local Wildlife Sites of county level importance in close proximity, including a pond 

near the eastern boundary. The Site has the potential to provide habitat for a reasonably 

varied invertebrate community and provides suitable vegetation for a range of breeding 

birds. It could also provide suitable habitat for a number of UK and EU protected and other 

notable species including badgers, dormice, reptile, great crested newts, and other amphibi-

ans in there terrestrial phase. The report sets out recommendations for further specialist 

ecological surveys for the range of protected species for which habitat conditions at the Site 

are potentially suitable. At this stage, the report recommends an approach whereby any loss 

of grassland / scrub habitat and potentially inhabiting wildlife in the eastern section of the 

Site could be compensated for by full retention and ecologically sympathetic enhancement 

of the western section and peripheral tree belts and hedgerows. 

Tree Survey 

3.3 There are no tree preservation orders within the Site Boundary. A survey of the trees on the 

Site has been undertaken by Tim Moya Associates which informs the developable area, 

their report is attached at Appendix 3. The Site contains a number of mature trees mainly 

along its boundaries. There is also a belt of mature trees running across the site close to the 

western boundary of the proposed development area. . None of the tree belts are within the 

proposed development area. The fairly dense growth of mature trees along the southern 

and eastern boundaries provide an opportunity to filter views into the site from roads and 

neighbouring properties and making development potentially less intrusive. We consider the 

majority of these trees could be incorporated into private garden land and would not impact 

the development density of the Site. The tree survey indicates that the proposed develop-

ment area is appropriate for built development having regard to tree considerations. It also 

indicates that there are likely to be some restrictions on the location of some buildings to-

wards the eastern and southern boundaries of the Site. 
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Site Access Statement 

3.4 A Transport Assessment has been undertaken by Mott Macdonald (Site Access Statement) 

dated August 2014. It is attached at Appendix 4. The report demonstrates that a vehicular 

access into the Site is achievable.  An appropriate access with visibility splays can be pro-

vided in the central part of the Site. The location of mature trees may dictate the exact posi-

tion of the access (for which there is flexibility) and some tree root protection may be need-

ed. 

3.5 Having regard to the constraints identified, the attached indicative layout demonstrates how 

the Site could be brought forward for development. The western boundary of the proposed 

developable area is in line with the existing built up boundary of the residential properties 

along Mangrove Drive to the south and Ashbourne Gardens to the north. Whilst the final de-

sign will have regard to future studies including but not limited to Mineral Extraction As-

sessments and a Heritage Assessment, at present we consider the indicative layout is ap-

propriate in terms of topography and visual impact and lies wholly to the east of the existing 

belt of mature trees that runs across the Site and is identified as appropriate area available 

for development by the Tree Survey. The indicative layout maintains a public amenity 

greenspace buffer (which will remain in the Green Belt) is retained between the develop-

ment and Hagsdell Stream to allow for the preservation of that part of the Hertford Green 

Finger. This includes the existing treed area at the higher level, the tree belt at the lower 

level, and the sloped area of land between them leading towards Hagsdell Stream. This 

provides the opportunity also to improve the ecological habitats on this part of the Site as 

well as the tree belts which should serve to enhance biodiversity.  Public pedestrian access 

to this area can be provided from Mangrove Road. 

4. Quantum of development, including type and mix of dwell-

ings 

4.1 A minimum of 50 homes can be provided upon the developable area in the Site. Develop-

ment of 50 homes would reflect a density of 24.5 dph. It is possible to provide 50 homes at 

the Site in accordance with the mix set out in HOU1 (Type and Mix of Housing) and the re-

cent SHMA figures as detailed in table 14.1 of the emerging local plan. The final scheme will 

be a product of scheme detailed design. (Please refer to Outstanding Matters to be Re-

solved). 

5. List of utilities and infrastructure required to facilitate devel-

opment and their indicative costs 

5.1 We anticipate only those which would ordinarily reasonably be expected for a development 

scheme of this nature and scale. CHF has instructed a utilities consultant to advise upon this 

matter. The information will be provided into the working document in due course. 
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6. Confirmation from utility providers that the proposal is ac-

ceptable 

6.1 CHF has instructed a utilities consultant to advise upon this matter. The information will be 

provided into the working document in due course. 

7. Confirmation from Hertfordshire Highways that the proposal 

is acceptable in principle 

7.1 Hertfordshire County Council, as Highway Authority, has reviewed a Site Access Statement 

prepared by Mott Macdonald dated August 2014 which is attached at Appendix 5.  

7.2 Hertfordshire Highways has confirmed the Site Access Statement accurately outlines the 

issues which need to be considered from the Highway Authority’s perspective, these being 

the site specific access arrangements and wider cumulative impact of developments in gen-

eral on the highway network in Hertford and specifically the A414.  

7.3 The current proposals show a new access onto Mangrove Road.  Whilst there are some 

constraints including junction spacing, carriageway width, footway width and visibility Hert-

fordshire Highways accept that it would appear that these issues are feasible to overcome. 

7.4 As alluded to in the Site Access Statement, one of the main concerns of Hertfordshire Coun-

ty Council, as Highway Authority, is the potential impact of any development on the A414 

through Hertford, both from this individual site, and from other locations in the town. As part 

of the planning application the applicant will demonstrate, as part of a Transport Assess-

ment, that there would be no adverse impact on the highway in particular on the A414. 

7.5 Hertfordshire Highways has confirmed that based on the current proposed growth for Hert-

ford it is reasonably confident that the development proposed can be accommodated in the 

short/medium term although, in the longer term, a wider solution for the A414 will be re-

quired. As such, this development would need to contribute towards a wider A414 solution. 
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8. Confirmation from Hertfordshire County Council Education 

Team that the proposal is acceptable in principle 

8.1 Hertfordshire County Council, as local authority with responsibility for education, has con-

firmed that it will continue to respond to pre-application discussions on a site by site basis, 

and, in the absence of an adopted CIL, will ensure that it remains complaint with the CIL 

Regulations 2010 (as amended) through the monitoring of a S106 to support development. 

Please find attached the email correspondence with HCC at Appendix 6. 

9. List of mitigation measures required and indicative delivery 

of mitigation 

9.1 It is recognised that site specific mitigation measures may be required (in accordance with 

CIL Regulations 2010 s.122). 

9.2 Any ecological impacts will be mitigated through the recommendations of the survey work to 

be undertaken as part of the planning application. At this stage it is anticipated that any loss 

of habitat on the developable part of the Site can be mitigated by enhancing habitats in the 

western and peripheral parts of the Site. This would help to offset any habitat loss through a 

regime of ecologically sympathetic habitat management. The approach to landscaping will 

be informed by further survey work that is to be undertaken as part of the planning applica-

tion.  

9.3 An assessment of the extent of minerals that may be present at the Site and the likelihood of 

prior extraction in an environmentally acceptable way shall be considered as part of the 

planning application. Information setting out the depth and quality of minerals, together with 

an appraisal of the viability for prior extraction without prejudicing the delivery of housing 

within the plan period will be provided within the planning application documents. 

9.4 Any development will have regard to existing heritage assets in the area. A Heritage As-

sessment would support any planning application to ensure the proposed development is 

compatible with, and complements, the character of local heritage assets and designations, 

including, inter alia, the nearby Grade I Balls Park and its Grade II Registered Garden. 

9.5 Any development of the Site will ensure the continued protection of the Green Finger at the 

western part of the site, including the existing treed area at the higher level, the tree belt at 

the lower level, and the sloped area of land between them leading towards Hagsdell Stream, 

while allowing public access to this valuable resource. 
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9.6 A transport assessment will accompany the planning application which would review the 

potential transport impacts of the development. Any transport impacts will be mitigated 

through the planning process.  Development will encourage sustainable transport choices 

via walking and cycling networks in the locality which will connect the Site with the adjoining 

area and town centre. This may include an upgraded pedestrian and cycle way along Man-

grove Road to Simon Balle School. 

10. Phasing plan with indicative start date and estimated number 

of starts and completions per year 

10.1 The development will be completed as a single phase. The timing of pre-application discus-

sions and the submission of any planning application will be considered through a Planning 

Performance Agreement.  The collaborative preparation of a Masterplan will establish the 

principles of development for the site and underpin the subsequent planning application.  

The projected timing of completions on the site is currently anticipated to be as follows. We 

anticipate a start on site date of Q3 2018, first completions to take place in Q4 2018/Q1 

2019. We anticipate 48-52 completions within a year, which is reasonable for a scheme of 

this nature in this location, with the exact tenure mix and timescales for delivery would be 

agreed through the planning process. 

11. Number of house-builders / outlets on site 

11.1 Given the size of the Site, it will be developed by a single housebuilder with a single sales 

outlet. 

12. Proposed timing for the request of pre-application advice  

12.1 Q3 2017 

13. Proposed timing for the submission of application  

13.1 Q4 2017. 
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14. Outstanding Matters to be Resolved. 

14.1 The Council’s view is that the site should accommodate a total of 50 dwellings in this loca-

tion.  Our view is that the quantum of development, as well as the type and mix of dwellings, 

should be determined by the Site’s developer in response to the local market and planning 

policy. In April 2016, we provided an indicative layout drawing demonstrating that the Site 

could provide approximately 65 dwellings in-line with the unit mix set out at Appendix 7.  

14.2 When compared to the unit mix set out in HOU1 (Type and Mix of Housing) and the recent 

SHMA figures as detailed in table 14.1 of the emerging local plan, the indicative 65 unit 

scheme over provides large units such as detached 3-bedroom and 4-bedroom homes and 

under provides smaller units such as 1-bedroom and 2-bedroom flats. However, these larger 

detached units could be redesigned to provide two smaller flats thus increasing the unit 

numbers. On this basis the illustrative 65 unit layout could be redesigned to provide a 

scheme of approximately 72 units that is in accordance with the unit mix set out in Table 

14.1. Please find attached a table illustrating how this may be achieved at Appendix 8. 

14.3 The allocation should establish reasonable principles. Under draft Policy HERT5, East Herts 

District Council has proposed the allocation of the Site for 50 homes. As set out in our sub-

mission to the Council dated 27 April 2016, which responded to the Developer Letter dated 

4 March 2016, and our representations dated 15 December 2016, which responded to the 

Pre-Submission District Consultation (Regulation 19), we consider that the Site has capacity 

to accommodate a greater number of dwellings. We have demonstrated that the Site could 

accommodate 65 dwellings. Furthermore we have demonstrated that if a developer’s 

scheme was designed strictly in accordance with the unit mix set out within Table 14.1 of the 

emerging local plan a reasonable estimate of the capacity is 72 units.  

14.4 Therefore whilst we agree the Site can deliver 50 units, agreement of how many units the 

Site should be allocated for remains outstanding between CHF and the Council. CHF con-

siders that, to make efficient use of land, Policy HERT5 should provide greater flexibility 

which would allow a developer to deliver a greater number of units that responds to local 

market conditions at the time. 

15. Conclusion and Declaration 

15.1 This document forms an agreed Statement of Common Ground to assist the future Exami-

nation of the new District Plan. This SoCG is between the Site Promoters, being Christ’s 

Hospital Foundation and East Herts Council, whom are the Local Planning Authority. This 

SoCG relates to the promotion of Land to the South of Hertford for residential use.  
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15.2 This SoCG reflects those matters which have been agreed and is without prejudice to mat-

ters which are currently not agreed, notwithstanding any further future agreement which may 

be reached between the promoters and East Herts Council. This SoCG does not preclude 

any additional representations Christ’s Hospital Foundation or their professional advisors 

may wish to make to the District Plan Examination, either orally or in writing, in respect of 

relevant matters relating to this site.  

Signature: 

Print: Gerald Eve LLP 

Date: 30th March 2017 

On Behalf of Christ’s Hospital Foundation  

 

Signature: 

..... 

....................................................................... 

Print: ........Claire Sime................................................... 

Date: ..........30/03/2017.................................................................. 

On Behalf of East Herts Council  

 


