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1.0 INTRODUCTION 

 

1.1 This Statement of Common Ground (SoCG) has been prepared by Barton Willmore LLP 

(Barton Willmore) jointly on behalf of Ptarmigan Land (Ptarmigan) and Mr A. Fordham 

pursuant to the proposed allocation and delivery of land to the North and East of Ware, 

Hertfordshire, for residential and mixed use development. The signatories are 

Ptarmigan, Mr A. Fordham and East Herts Council.  

 

1.2 The boundaries of the proposed development land controlled by Ptarmigan and 

Mr A. Fordham are as defined in the site plan provided at Appendix 1. These 

boundaries are consistent with the parameters of the emerging residential allocation, 

identified in the East Herts boundary plan which accompanies Policy WARE 2, in the 

Pre-Submission version of the emerging District Plan (Figure 9.2). 

 

1.3 This SoCG sets out those matters which have been agreed between Ptarmigan, 

Mr A. Fordham, and East Herts Council (EHC) as Local Planning Authority, pursuant to 

the release of land from the Green Belt North and East of Ware and its proposed 

allocation for residential and mixed-use development in the Pre-Submission District 

Plan.  

 

1.4 This SoCG responds to the Executive Panel resolution made on 25 August 2016, 

(confirmed by Full Council) which proposes to allocate Land North and East of Ware for 

residential and mixed use development. This SoCG has been prepared between the 

aforementioned parties to assist the Local Plan Inspector in the consideration of the 

residential and mixed-use allocation at the Examination of the District Plan and reflects 

the main matters upon which Ptarmigan, Mr A. Fordham and EHC are agreed. 

 

1.5 This SoCG also sets out those matters which have been agreed with the main utility 

providers and indicates the agreed scale and scope of the new infrastructure required to 

facilitate the proposed development. All relevant correspondence in relation to the 

levels of new infrastructure required are appended to this SoCG.  

 

1.6 The costs of the new infrastructure, beyond those ordinarily and reasonably expected 

for a development scheme of this nature and scale, are as set out in the Infrastructure 

Delivery Plan (IDP). 
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1.7 This SoCG is submitted to the Examination without prejudice to any other matters which 

are not agreed at the time of the (Regulation 19) submission of the District Plan to the 

Secretary of State. These areas of non-agreement are set out at Section 9 of this SoCG. 

1.8 The agreed matters in this SoCG do not preclude any written or verbal representations 

that Ptarmigan, Mr A. Fordham or their advisors may wish to make, as part of the Local 

Plan Examination Hearings, in relation to any other matters which have not been agreed 

and which do not form part of this SoCG. 
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2.0 THE DEVELOPMENT PROPOSALS 

 

The Site Boundary 

 

2.1 The site area (red line) boundary is defined within Appendix 1 attached to this SoCG. 

Within this site area, there is the potential provision for an overall development of 

approximately 1,500 dwellings (of which at least 1,000 dwellings are agreed to be 

delivered within the Plan period) together with all necessary community and other 

ancillary infrastructure and open space provision, as prescribed in the following sections 

(hereafter referred to as ‘the development proposals’).  

 

 Indicative Layout 

 

2.2 Appendix 2 provides an illustrative land budget and infrastructure plan for the site. 

Drawing SK 019 shows a without prejudice indicative layout of how the principal 

elements of the development proposals, which comprises; approximately 1,000 

dwellings (the primary allocation) and accommodation for approximately 500 further 

dwellings (safeguarded land) could potentially be provided, subject to future 

Masterplanning. 

 

 Quantum of Development, Principal Land Uses and Dwelling Mix 

 

2.3 Drawing SK 019 currently illustrates the provision of one, two-form entry primary 

school, sufficient land area for the provision of a further two-form entry primary school 

(both to include early year’s provision). However, the potential expansion of an existing 

primary school in the area may be considered in place of one of the standalone schools. 

One six-form entry secondary school will be provided within the site. This will include 

sixth form provision and will have sufficient land to allow for the potential to expand to 

eight-forms of entry.  

 

2.4 Drawing SK 019 also shows an indicative mixed-use area, including an area reserved for 

new employment uses, (approximately 3ha) and a neighbourhood centre (to include 

retail, GPs Surgery and other health and community facilities), accessed from the spine 

road. The remaining developable site area comprises residential land and associated 

infrastructure for the scheme.  

 

2.5 Within the developable site area, provision will be made for the following residential 

uses (the quantum and locations of the first three of which are to be agreed); 
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• Affordable Housing 

• Self-Build Housing 

• Specialist Housing for Older and Vulnerable People 

• Pitches for Travelling Showpeople, namely; four serviced plots within the Plan 

period with land safeguarded for future expansion to a total 8 serviced plots. 

 

2.6 Green open space will be provided through the development. A suitably-sized 

community burial ground will be provided to serve the development proposals in an 

appropriate location (to be agreed). Costs for these are included in the IDP. 

 

2.7 Indoor and outdoor sports facilities (potentially shared use) will be provided including, 

inter alia, junior football and mini soccer pitches.  

 

2.8 The exact quantum of dwellings that can potentially be delivered by the development 

proposals will be determined by a detailed Masterplanning process.  

 

2.9 It is agreed that the development proposals can accommodate approximately 1,500 

dwellings within the boundary area shown at Appendix 2. 

 

2.10 A mix of market and affordable dwellings will be provided. The specific number of each 

dwelling type will be agreed for each phase at the planning application and reserved 

matters stage. 
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3.0 INFRASTRUCTURE AND UTILITIES 

 

Required Infrastructure and Indicative Costs 

 

3.1 It is agreed that the relevant infrastructure necessary to service the proposal primarily 

comprises diversions and reinforcements for: water, gas, electricity, telecoms, media 

and street lighting.  

 

3.2 The extent of these diversions and reinforcements are set out in the PDI Utilities Report 

(July 2014) attached at Appendix 3. The updated confirmations of the respective utility 

providers are provided at Appendix 4. 

 

3.3 The key findings of the PDI Report are agreed and are as set out below. The Report 

calculates indicative budget totals for the various infrastructure elements based on 

3,000 dwellings. The updated costs of the infrastructure required for 1,500 dwellings is 

as set out in the Infrastructure Delivery Plan (IDP).  

 

Engagement with Key Utility Providers to Date 

 

 Water 

 

3.4 The existing infrastructure is owned by Affinity Water, whom have confirmed that the 

initial development phases located closest to Ware can be accommodated from existing 

capacity in the water network but that reinforcement is required (see Appendix 4).  

 

3.5 Water diversions are anticipated to accommodate the proposed new access roads and 

respective development phases. The budget for these diversion works is as set out in 

the IDP. It may also be necessary to extend the existing water mains from the junction 

of the A10, along the route of the proposed Link Road to accommodate the remainder 

of the development proposal. The budget for these works is also as set out in the IDP. 

 

3.6 A budget sum will be earmarked for the installation of the on-site water main. In 

addition, a sum (based on current Affinity Water charges per plot) will be set aside by 

the developer for standard infrastructure charges. It is agreed that adequate water 

pressure will be maintained throughout the development and, further, will have a nil 

detrimental effect on water pressure for existing developments in the town. 
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3.7 The indicative Water Connection Points are as shown in Figure 6 of the TriConnex 

Report (page 9) at Appendix 4. 

 

Flood Risk and Drainage 

 

3.8 Thames Water responded to the East Herts Pre-Submission District Plan, in December 

2016, to advise that local upgrades to the existing drainage infrastructure may be 

required for the WARE 2 Policy Area, at land North and East of Ware.  

 

3.9 Thames Water advised that, where there is a potential wastewater network capacity 

constraint, the developer should liaise with Thames Water to determine whether a 

detailed drainage strategy would be required, identifying where, when and how new 

infrastructure will be delivered. The submission of the detailed drainage strategy was 

identified by Thames Water as being required at the Planning Application stage. 

 

3.10 Discussions with Thames Water to date have been undertaken by Ardent Consulting on 

behalf of Ptarmigan Land and have focused on agreeing the scope of works necessary 

for the drainage strategy. At the time of writing, Thames Water, are in productive 

discussions with Ardent Consulting and an Impact Study is progressing to identify the 

required solutions to achieve suitable waste connectivity for the site. This ongoing work 

is confirmed by the letter from Thames Water, dated 23 March 2017 (see Appendix 5). 

 

Gas 

 

3.11 National Grid Gas Networks records indicate the presence of strategic gas mains both 

outside and close to the proposed development boundary, as set out at page 7 of the 

PDI Report at Appendix 3. 

 

3.12 Gas diversions are anticipated so as to accommodate the proposed access roads and 

respective development phases. The budget for off-site upgrades as part of these works 

is as set out in the IDP. It is not anticipated that the High Pressure Gas Pipeline will 

require diversion, however the National Grid may require reinforcement of the easement 

in the form of a concrete protection slab. The IDP indicates the budget that will be set 

aside for this off-site work. 

 

3.13 Consultations between PDI and the National Grid were undertaken on 22nd May 2014 

and the current position remains unchanged that the following number of residential 

units can be delivered, in the following locations, without the need for gas 

reinforcement: 
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• Ermine Streey 200 Dwellings 

• High Oak Road/ Fanhams Hall Road 240 Dwellings 

• Cozens Road 500 Dwellings 

• Fanhams Hall Road 50 Dwellings 

 

3.14 TriConnex have been appointed by Ptarmigan to provide technical guidance on the most 

appropriate gas connections to the National Grid (see Appendix 4 of this SOCG). In 

this regard, TriConnex indicate that a 180mm PE medium pressure main will be required 

to connect to the National Grid at Dovedale (see Appendix 4, Figure 4). 

 

3.15 TriConnex advise that the closest Low Pressure gas main is unsuitable to provide the 

full site load, but that the National Grid has confirmed that they will partly fund the 

reinforcement works required to bring gas to the site entrance. The main will be 

installed beneath the carriageway at Dovedale. Offsite installation will take place in the 

footpath and carriageway of Dovedale, Quincey Road and the A1170, as detailed at 

Figure 5 of Appendix 4 of this Statement.  

 

3.16 An appropriate sum will be set aside for the installation of on-site gas mains and 

services, based on 1,500 dwellings. 

 

Electricity 

 

3.17 UK Power Networks are the electricity network operator for the area which covers the 

development proposal. The proposed development will be located between the Ware 

Primary Sub-station and the Rye House Grid. UK Power Network records indicate a 

number of both high voltage and low voltage mains cables close to or within the 

development boundary. These are identified on page 9 of the attached PDI Report. 

 

3.18 It is considered preferable to divert those sections of overhead cable that might 

otherwise impact upon construction of the various proposed site accesses, in favour of 

new underground mains, in appropriate locations. A suitable budget, as set out in the 

IDP, is reserved for this purpose and checks will be undertaken to ascertain the 

presence or otherwise of any ‘lift and shift’ clauses or other protected easements. 

 

3.19 Initial discussions with UK Power Networks indicated that the development proposal will 

need to be served by the Ware Primary sub-station, with reinforcement from Rye House 

Primary sub-station. However there is limited capacity on these primaries and a range 

of further network upgrades will be required.  
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3.20 TriConnex have obtained a UKPN High Voltage (HV) Point of Connection offer for a 

calculated load of 3.89 MVA jointing onto an existing HV close to the Ware Primary Sub-

station on Musley Lane (see Figure 1 at Appendix 4). 

 

3.21 Full details of the proposed connections to the site entrance and the new on-site 

substations are provided within Section 2.0 (Page 4) of the TriConnex Report at 

Appendix 4 of this Statement.  

 

3.22 Capacity for non-residential units has been factored in and the costs for the necessary 

off-site capacity upgrades to these electricity networks are as set out in the IDP.  

 

Telecoms 

 

3.23 A budget is required to cover the diversion costs to facilitate construction of site access 

roads and for the installation costs of on-site BT ducting. All site materials will be 

supplied free of charge by BT.  

 

Media 

 

3.24 A number of Virgin Media duct and joint boxes have been identified along Ermine 

Street, High Oak Road, Fanhams Hall Road, Cozens Road and Widbury Hill. The PDI 

Report recommends that some off-site diversions and reinforcement will be required.  

 

Street Lighting 

 

3.25 The PDI Report indicates the need for a budget to cover the installation of sufficient 

new street lighting columns within the development, which will be provided through 

development.  
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4.0 TRANSPORT AND HIGHWAYS 

 

4.1 Appendix 2 provides drawing PL 17 which indicates the route of the new spine road 

which runs through the site, linking the relevant phases from Widbury Hill to the A10, 

as required by criterion V(k) of emerging Policy WARE 2.  

 

4.2 It is agreed that recent traffic flow data for the A414 in Hertford undertaken by the 

County Highways Authority indicates that there is capacity to support a mid-range 

scenario of development at Ware.  

 

4.3 It is agreed that the quantum of dwellings which can be provided in the Plan period, 

based on current highway capacity, is 1,000 dwellings with a further 500 dwellings 

safeguarded. However, if it can be demonstrated (via agreement of HCC as Highway 

Authority) that there is sufficient capacity on the highway network to accommodate the 

500 safeguarded dwellings, then these may potentially be brought forward into this Plan 

period.  

 

4.4 In accordance with these provisions, the new spine road shall be completed in 

accordance with the relevant trigger as agreed with the Highway Authority and set out 

in the relevant Planning Obligation. The budget for this provision is included in the IDP. 

 

4.5 Improvements to the Rush Green roundabout (an additional lane on the northern slip-

road approaching the roundabout) will also be provided and a budget for this is 

included in the IDP. 

 

4.6 Additional sustainable transport measures will be provided within the development to 

accommodate buses, cyclists and pedestrians. Early delivery of these measures will 

ensure that all new residents are encouraged to adopt sustainable travel patterns at the 

outset. The development will ensure sufficient permeability for cyclists and pedestrians, 

as part of the emerging Masterplan. These issues are identified in the IDP. 

 

Town Centre Improvements 

 

4.7 Improvements to the town centre will incorporate pedestrian friendly designed streets, 

which could potentially partly be achieved by the relocation of parking, junction 

reconfigurations and a better continuation of the Riverside Walk. Further improvements 

may include long, narrow paved informal crossings along the High Street and the 

creation of a gateway feature to reduce traffic speeds.  
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4.8 The suitability of any of the above suggested measures would be considered through 

Masterplanning, Neighbourhood Planning and planning application processes, as 

appropriate. 

 

Bus Strategy 

 

4.9 Access to Ware town centre, via non-car modes, will be optimised and enhanced where 

possible. Bus stop improvements within the Town Centre (at locations to be agreed) are 

proposed, including up to new five shelters with real time information in place. A new 

high frequency bus service is proposed to serve the development, running both 

clockwise and anticlockwise, based on four operational buses.  

 

4.10 The County Highway Authority has confirmed (in meetings held with TPA on 10th May 

2016 and 2nd February 2017) that the provision of a circular bus route, with a 15 minute 

frequency one way and 7.5 minute frequency two way will be sufficient to achieve the 

level of public transport utilisation assumed in the transfer of trips to public transport 

modelled by TPA.  

 

4.11 The residents of the development proposals, as well as existing residents of Ware, will 

be encouraged to use this service via the implementation of Personal Travel Planning 

(PTP) incentives. The level of transfer to public transport that has been assumed will be 

within the targets for the Travel Plan associated with the development. 

 

4.12 The evidence behind this relates to the Travel Planning evidence and in order to achieve 

the mode shift that is expected from travel planning it is necessary to provide a good 

quality high frequency bus service. Personal Travel Planning normally achieves between 

5% and 20% mode shift away from the private car.  

 

4.13 The percentage assumed given the public transport assumptions of TPA is circa 6% of 

the external residential trip generation. TPA considers this assessment of modal shift to 

therefore be fully robust. 
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5.0 EDUCATION PROVISION  

 

5.1 The development proposals will provide: 

 

• one, two-form entry primary school, including early years provision;  

• sufficient land area for a further two-form entry primary school (or expansion of 

an existing primary school), including early years provision and;  

• A site for one, six-form entry secondary school, including sixth form provision, 

with land safeguarded to expand to eight-form entry to meet longer term needs.  

 

5.2 These education facilities will be provided within the promoted site boundary in 

locations to be agreed with HCC, as local authority with responsibility for education, in 

accordance with the approved Masterplan.  

 

5.3 The first primary school will commence construction after completion of the requisite 

number of dwellings, as set out in the relevant Planning Obligation. 

 

5.4 A further primary school/or expansion of an existing primary school (where required) 

will be constructed following completion of the requisite number of dwellings, as set out 

in the relevant Planning Obligation. 

 

5.5 The development proposals will provide sufficient land for a single, six-form entry 

Secondary School, including sixth-form provision, with land safeguarded to expand to 

eight-form entry in a location to be established through the Masterplanning process.  

 

5.6 A financial contribution towards the construction of the secondary school will also be 

provided and which will reflect the number of school children that will be generated 

from the development compared to the school’s overall capacity.  

 

5.7 The scope and suitability of these intended provisions for the scale of development 

proposed was agreed in principle at a meeting held with the County Education Authority 

on 20th February 2017.  

 

5.8 The costs of these provisions are included within the IDP. 
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6.0 SUMMARY OF MITIGATIONS REQUIRED 

 

Water 

 

6.1 Likely extension of existing water mains from the junction of the A10, along the 

proposed A10 – Widbury Hill Link Road. Assumed costs as set out in the IDP. 

 

Gas 

 

6.2 General reinforcement works are anticipated to the MP Gas main within Widbury Hill. 

Assumed costs as set out in the IDP. 

 

Electricity 

 

6.3 UK Power Networks have indicated a requirement for an overall capacity of 12 MVA to 

serve the development proposal. The following upgrades will therefore be required: 

 

• Install two new 33kv circuit breakers at Rye House Grid. 

• Install two 33kv cables with associated pilot cables from the Ware Primary (route 

length approximately 7.5km). 

• Upgrade the 33/11kv transformers at Ware Primary. 

• Extend the 11kv switchboard at Ware Primary for development proposal. 

 

6.4 Assumed costs are as set out in the IDP. 

 

Flood Risk and Drainage 

 

6.5 The development site does not lie within the indicative undefended floodplain and is 

classified as a ‘Flood Zone 1’ site of lowest risk from flooding and has not been subject 

to any major historical flooding issues (see Ardent Consulting Engineers: Flood Risk and 

Drainage Appraisal: April 2016, at Appendix 5). 

 

6.6 To mitigate Surface Water run-off, a Sustainable Urban Drainage (SuDS) system will 

be devised for each development parcel, which will accord with the principles of the 

NPPF. The SuDS scheme will look to use infiltration techniques to convey surface water 

run off to the underlying soil where possible (subject to suitable prevailing ground 

conditions). Post development discharge rates will be calculated for each parcel to 

ensure that flood risk is not increased elsewhere. 
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6.7 Additional surface water mitigations are likely to comprise: 

 

• Green/brown roofs; 

• Basins and ponds; 

• Filter strips and swales; 

• Infiltration devices; 

• Permeable surfaces; and  

• Tank/geo-cellular systems. 

 

6.8 It is agreed that the existing sewerage system has sufficient capacity to accommodate 

up to 300 dwellings in the High Oak Road area.  

 

6.9 To mitigate Foul Water Drainage arising from the remaining development a new foul 

sewer will be implemented in accordance with a suitable development trigger as agreed 

with the statutory provider and set out in the relevant Planning Obligation and is 

included within the IDP.  

 

6.10 The details of this intended development trigger can be found in the Housing Trajectory 

which accompanies this SoCG. 
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7.0 THE PLANNING APPLICATION AND DELIVERY 

 

Planning Application Timescales  

 

7.1 The timing of pre-application discussions 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 any subsequent planning application. 

   

7.2 The application will be closely aligned with the Masterplanning provisions and will be 

consistent with any relevant forthcoming Neighbourhood Plan provisions for the area. 

The projected timing of completions on the site is currently anticipated to be as detailed 

in the table included at paragraph 7.10 below. 

 

7.3 The date of submission of a planning application is likely to be following the receipt of 

the Inspector’s Report and confirmation of the Council’s intended residential and mixed 

use allocation (see table overleaf). 

  

7.4 It is agreed that, for the purposes of addressing the Inspector’s understanding and 

consideration of the development proposed at North and East Ware, a comprehensive 

Concept Framework (including an illustrative basis for a Masterplan) will be prepared 

and submitted as part of the evidence base to the relevant Examination Hearings. 

 

7.5 The Concept Framework for Ware will set out the design intentions for the proposed 

development and will be underpinned by relevant technical and other supporting 

studies, including landscape and visual appraisal, utilities and ecology. 

  

7.6 The full scoping of the application for the purposes of Environmental Assessment will be 

undertaken in 2017 to allow for any seasonal assessments to be undertaken in advance 

of the preparation of the outline planning application. 

 

Commencement, Phasing and Build Rates 

 

7.7 Without prejudice, it is agreed that, subject to the signing of the S106, the discharge of 

relevant pre-commencement outline conditions and the approval of reserved matters 

should allow for the first phase at least 300 dwellings to be delivered by 2024. It is also 

agreed that 700 further dwellings will be delivered within the remaining Plan period. 
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7.8 Furthermore, if it can be demonstrated (and agreed by HCC as Highway Authority) that 

there is sufficient capacity on the highway network to accommodate the safeguarded 

500 dwellings then the site may have the potential to deliver approximately 1,500 

dwellings overall at this location within the Plan period.  

 

The Masterplan Process  

 

7.9 The Masterplan will be prepared in conjunction with a process of engagement with key 

stakeholders (as detailed at Policy WARE 2, III), including East Herts Council, the local 

community and the relevant Town and Parish Councils (see Section 8) and other 

relevant parties. The development is anticipated to comprise three initial main phases 

(total 1,000 dwellings) with a further two phases to accommodate the potential 500 

additional dwellings at the development location, in accordance with the provisions 

outlined above. 

  

7.10 The District Planning Executive Panel considered a report on the ‘Approach to 

Masterplanning and Delivery of Strategic Sites’ at its meeting on 9th March, which 

outlines the processes and content that Masterplans would be expected to comply with 

and also that future Masterplans should be considered by the Panel. 

 

Housing Trajectory 

 

7.11 It is agreed that upon practical commencement of construction works, allowing 12 

months for initial site enabling and prior utilities works and a further 12 months for the 

initial dwelling completions, that an average build rate of circa 200 dwellings per year 

(200 dpa) will be achievable thereafter. On this basis, assuming a start on site in Q4 

2019, it is agreed that 300 dwellings could be delivered by Q3 of 2024. 

  

7.12 Thereafter at an assumed continued build rate of 200 dwellings per year, it is agreed 

that 1,000 dwellings could be delivered in total by Q1 of 2028.  

 

7.13 It is further agreed that should the safeguarded land for the 500 additional dwellings be 

able to be brought forward, that these dwellings may also be likely to be completed 

during the Plan period. 

 

7.14 The anticipated timescales for the progress of the Local Plan and the timescales for the 

key delivery milestones of the proposed development, are as set out in the table 

overleaf. 
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Anticipated Local Plan Timescales and Key Delivery Milestones 
 

 

Local Plan Submitted to SOS 

 

Q1 2017 

Commencement of Concept Framework/Masterplanning Q2 2017 

Examination in Public  Q3 2017 

Issue of Inspector’s Report Q1 2018 

Pre-application Engagement with EHC / Stakeholders Q2 2018 

Pre-application Community Engagement  Q2 2018 

Submission of Outline Planning Application and ES Q3 2018 

Determination of Application  Q1 2019 

Submission of (Phase 1) Reserved Matters  Q2 2019 

Determination of (Phase 1) Reserved Matters Q3 2019 

Discharge of Pre-commencement Conditions  Q3 2019 

Commencement of Works on Site Q4 2019 

Enabling Works Completed Q4 2020 

Occupation of 1st Dwelling Q2 2021 

Occupation of 300th Dwelling  Q3 2024 

Occupation of 1,000th Dwelling Q1 2028 

Occupation of 1,500th Dwelling * Q3 2030 

 

 
* Subject to the provisions of Paragraph 7.8 of this SoCG. 
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8.0 MASTERPLANNING, COMMUNITY ENGAGEMENT AND THE WARE 

NEIGHBOURHOOD PLAN.  

 

8.1 As set out at Paragraph 7.9 of this SoCG (and as detailed at Policy WARE 2, III), the 

Concept Framework and Masterplan will be prepared in conjunction with a process of 

engagement with all key stakeholders, including; East Herts Council, Ware Town 

Council, Thundridge and Wareside Parish Councils. Pre-application engagement will be 

undertaken with the local community in accordance with the timing set out in the 

preceding table. 

 

8.2 Ptarmigan will undertake an appropriate level of community engagement and will work 

collaboratively with East Herts Council and other key stakeholders, including Ware Town 

Council to facilitate the agreed scope of engagement.  

 

8.3 Ptarmigan will assist Ware Town Council, where possible, to provide continuity between 

the Masterplan for North and East Ware and the emerging Neighbourhood Plan. 

Ptarmigan will also assist the Town Council in terms of providing up to date technical 

information, to inform the process of future consultation of the emerging Ware 

Neighbourhood Plan.   

 

8.4 Pre-application engagement with the Town Council is anticipated to take place in Q2 of 

2018, with pre-application engagement with the community following shortly thereafter, 

also in Q3 of 2018. 
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9.0 OUTSTANDING MATTERS TO BE RESOLVED  

 

9.1 This SoCG confirms that, in relation to the principal agreement that 1,000 dwellings can 

be delivered at North and East Ware within the Plan period, there are no outstanding 

matters of disagreement between the signatories of this Statement and East Herts 

Council which remain to be resolved. 

 

9.2 With regard to the additional 500 dwellings, which may also potentially be delivered 

during the Plan period, the single area of non-agreement is in connection with the level 

of highways capacity and whether an expedited level of delivery of 1,500 dwellings can 

be achieved in the Plan period. 

 

9.3 This disagreement is primarily with Hertfordshire County Council as Highway Authority 

and will be addressed by Ptarmigan’s transport advisors’ own evidence at the 

forthcoming Examination of the East Herts Plan. 

 

9.4 It is agreed, however, between the signatories and East Herts Council that should this 

capacity issue with the Highways Authority be suitably resolved, or otherwise remedied 

by the Secretary of State, that East Herts Council would not otherwise seek to constrain 

the delivery of the further 500 dwellings within the Plan period, subject to normal 

planning considerations through the Masterplanning and planning application processes. 

 

9.5 At the time of writing, there is no agreement (or disagreement) in relation to Minerals, 

as the issue is yet to be determined and so is not resolved. However, Ptarmigan 

recognises the requirements of Policy WARE 2, Part V (f) and so will assess the depth, 

quality and viability of any minerals present, as part of the planning application 

submissions.  

 

9.6 The scope of the above mineral assessment works will be agreed at the pre-application 

consultation stage.    
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10.0 CONCLUSION AND DECLARATION 

 

10.1 This document forms an agreed Statement of Common Ground to assist the future 

Examination of the new District Plan. This SoCG is between the Site Promoters, being 

Ptarmigan Land and Mr A. Fordham and East Herts Council, whom are the Local 

Planning Authority. This SoCG relates to the promotion of Land to the North and East 

Ware, for (primarily) residential and other mixed uses.  

  

10.2 This SoCG reflects those matters which have been agreed and is without prejudice to 

matters 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 Ptarmigan Land, Mr A. Fordham, 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 Name: …CLAIRE SIME……………………………………………………………………………………. 
 

 Date:  …30/03/17………………………………………………………………………………………. 

  

On behalf of East Herts Council 
 
 

Signature:   

  
Print Name: ………JOSEPH HAYES…………………………………………………………………………. 

 
 Date:  …30/03/17…………………………………………………………………………………………. 

  

On behalf of Ptarmigan Land 
 

 
 

 

 Signature: …………………………………………………………………………………………………………. 
 

Print Name: …………………………………………………………………………………………………………. 
 

 Date:  …………………………………………………………………………………………………………. 
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On behalf of Mr A. Fordham1 
 
 

 

                                                           
1
 As of 30/03/17 Mr Fordham is out of the country; however, it is currently understood that he will become a 

signatory in due course.  An updated version will be forwarded to the Inspectorate when available 



 

 

 

 

 

 

 

 

 

 

 

APPENDIX 1 

Site Boundary Plan  

 
 

  



 

 

 

 

 

 

 

 

 

 

APPENDIX 2 

Land Budget Plan and  

Proposed Route of New Link Road  

  



 

 

 

 

 

 

 

 

 

 

APPENDIX 3 

PDI Utilities Feasibility Report:  

July 2014 

 

  



 

 

 

 

 

 

 

 

 

 

APPENDIX 4 

TriConnex Utilities Quotation Report 

January 2017 

 

  



 

 

 

 

 

 

 

 

 

 

APPENDIX 5 

Flood Risk and Drainage  

Appraisal April 2016: 

Update Letter from Thames Water:  

Dated 23 March 2017 

 

 

 


