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SUMMARY AND CONCLUSIONS

The study slte Is belng consldered for promotion within the East Hertfordshire Draft
Local Plan. This desk based assessment has been undertaken to Identlfy any
archaeological and heritage constralnts which may prevent or provide a constraint
possible development.

The deslgnated Reglstered Park and Garden area of Fanhams Hall, Grade II Listed, |s
contained within the site boundary and consldered not to be sultable for development

on herltage grounds.

The setting of the Reglstered Park and Garden of Fanhams Hall, and the eleven Listed
Bulldings contained wlthin, is also consldered to pose a constraint on development
wlthin the central area of the slte. Development here would not be acceptable in line
with national and local planning policy should any proposals effect or harm to the
slgnificance of these asset(s) through thelr setting.

A second Registered Park Is partlally contalned within the western area of the slte
boundary. An area of Poles Park (known as the Nun’s Trlangle) was once connected to
the main body of the RPG prior to the construction of the A10 Dual Carrlageway. The
blsectlon of the park and the Is¢lation and conditlon of the Nun's Triangle may have
diminished the significance of this area of the asset to a degree where development
possibilities may be acceptable.

The site contalns a number of Listed Buildings which are consldered to be of
regional/natlonal Importance. Although the presence of these bulldings should not
preciude the wider development of the site the bulldings themselves and thelr setting
are protected within natlonal and local policy and would need further detalled
assessment and conslderatdon within the Masterplan.

The site has been Identified to contaln a number of undesignated heritage assets from
the medieval and post-medleval period. These are not considered of a significance to
preclude development.

The site 1s considered to have a theoretical archaeologlcal potential to contaln remains
from the prehistorlc, Roman and medleval perlod as well as for yet to be dated
archaeologlcal remains. Based on current evidence It |s consldered that any such
remalns would be of local significance and not preclude development.

CgMs Consulting 22 MS5/17232



Archaeological and Heritage Constralnts Assessment
Land to the North East of Ware, Hertfordshire

6.8 Accordingly If the slte were to be developed there Is the potential for a negatlve effect
on the historic environment; however, It Is considered that sultable mitigation Is
available through the Local Plan and at the project level to address the potential
significant negative effects, with only minor resldual negative effects remaining.

CgMs Consulting 23 MS/17232
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6 CONCLUSIONS AND RECOMMENDATIONS

The Preliminary Risk Assessment has identified the potential for locallsed historical
sources of ground contamination on slte assoclated with general made ground deposits
from localised develepment, including building construction and infilling of former gravel
pits and dralns that may not have been disclosed.

Potential off site contamination has alsc been identified within close proximity to the site
associated with the infilling of a former gravel pit immediately adjacent to the east of the

site.
The most significant risks assoclated with development of the site are considered to be:

e Direct Contact (including Ingestlon, inhalatlon and dermal contact of impacted
ground) with future proposed site users (including resldents, workers and
maintenance personnel of the site);

« Chemical attack to concrete and foundations of future proposed bulldings and
structures on site;

+ Chemical attack to plastic water supply plpes placed in the ground for future
proposed bulidings and structures on site;

e Locallsed ground gas migration to ingress into future proposed buildings and
structures on site (where infilling of former gravel pits has been identified on site),

It is also considered that within localised areas where deposits of impacted made ground
are present a emall risk to proposed areas of soft landscaping within private gardens or
communal areas may be present

The preliminary findings suggest that the slte Is unlikely 1o be classified by the local
authority as 'Contaminated Land under the current contaminated land regime
(Environmental Protection Act 1890: Part l1A).

Therefore, the overall environmental llabllity associated with the slte and the risks
assoclated with proposed development are considered to be ‘low’ and ‘low fo
moderate’ In areas of potentlal locallsed contamination.

It I recommended that an Intrusive Invesfigation be carrled out to kentlfy the
geotechnical parameters and the possible presence, nature and extent of any
contamination, particularly in areas of potential concern (l.e. In flled areas, existing
structures). The preliminary Investigation, which should comprise a series of shallow
boreholes and mechanically excavated frial pits, local to the preposed sources of
contamination and a bask sulte of testing, should be conducted. This will clarify the
geologicalhydrogeological constraints on contamination migration and give a more
detailed assessment of the potentlal environmental risks and liabillles with site
development. The information wlll also enable as assessment of ground conditions for
the design of foundations and associated works.

Hubert C. Leach {(Laach Homes) 28
Prefiminary Risk Assessment: Land to the North and East of Ware, Herfferdshire
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Land to the North and East of Ware Report for:

Hertfordshire Ptarmigan Land Limited
& Leach Homes

INTRODUCTION

Overview

AA Environmental Limited (AAe) has been commiasioned to produce an Ecologlcal Consfraints &
Opportunities Note for the site known as Land to the North and East of Ware. The aim of this document is to
evaluate the ecological consgtraints on the site, which are summarigsed below and shown on the attached
Constrainte Plan (Figure 1), along with providing a range of ecolegical mitigation and enhancement
measures.

This assessment has been based on a walk-over survey of the site and sumounding land, where access was
possible (completed on Wednesday 23 April 2014) and a desk-top review of readily avaiable bassline data
(the Multi-agency website and Natlonal Biodiversity Nelwork (NBN) Gateway). In addition, a review of
Google Earth's satellite imagery (hitp:/www.google.co.uk/intl/en uk/earth/index.html}) was completed to
determine past land-uses of the site and surrounding land as well as the first edition OS maps to record any
historic hedgerows that may be present (data provided by CgMS).

Site Description and Proposals

The site is divided Into two parcsls of land, kecated to the north and east of the town of Ware in Hertfordshire.
The land to the north of Ware is centred at National Grid Reference: TL 360158 and is bordered by managed
farmland to the north, south and east and by the A10 road to the west. The land to the east of Ware is
centred at National Grid Referance: TL 373146 and |s borderad by managaed farmiand to the north and east,
the B1004 (Widbury Hill) to the south and the town of Ware to the west.

Both sites are dominated by managed farmland, comprising a series of arable fields, with some bourklary
hedgerows present. Some areas of woodland are also present on the eastemn parcel of land. A review of
the Google Earth imagery suggests that the land use has largely been unchanged since at least 2000. The
proposals are to develop the site for residential use along with associated Infrastructure and Public Open
Space (both formal and informal).

ENVIRONMENTAL INFORMATION
Desik-top

There are no statutory ecological designated sites on or directly adjacent to the site, according to the Multi-
agency website, and thers are no records of protected or notable spacles on the site, according to the NBN
Gateway. The nearest ecological statutory designated site is Amwell Quarry, a Site of Special Scientific
Interest (5SSI), which forms part of the Lee Valley Ramsar site and Special Protection Area (SPA), and is
located approximately 680 m to the south of the site. There are two Local Wildlife Sites {(LWSs). One Is
located adjacent to the site boundary, Fanhams Hall Meadow LWS, and the cther, Wood Lane, Ware LWS
part of which Is located on the site. In additlon, three areas of woodland present on the eastern parcel of
land are designated as Deciduous Woodland, a UK Biodiversity Action Plan (BAP) Priority Habitat, and an
area of Traditicnal Orchard (Ref HERT(0236), also a UKBAP Priority Habltat, is present adjacent to the
socuthem boundary of the eastemn parcel of land. There is alsc an area identified as a ‘Conservation Walk',
to allow public access and has been managed sympathetically for nature conservation purposes.

A number of hedgerows appear to still be present from the first OS mape (18808) and, therefors, liksly to be
important under the Hedgerows Regulations 1997. Howsver, this will need to be confirmed durng

subsequent visifs.

AA Environmental Limited Report Reference 143155
May 2014
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Inltial Ecological Walk-over Survey

The site Is dominated by intensively farmed arable land, with boundary vegstation. Hedgerows formed the
majority of the field boundaries, with small woodland areas prasent There were a number of drainage
ditches which will remain dry for long periods with a few more established watercourses, although thess
were restricted in size and overall ecolpgical value. There were also a number of ponds recorded on the site
and within adjacent habltat.

Species

Badyger
Evidance of badgers, in the form of runs with badger hair found, was recorded on the site. Although no large
setts wera recorded during the Initial walk-over, it is important to note that not all of the site was covered and,

as badgers are active, sefls could still be found during subsequent visits. The site does provide foraging
habitat for badgers.

Apart from the evidence of badgers recorded during the walk-over survey, there are no known records of
badgers within 2 km of the site, according to the NBN Gateway.

Bam Owis

There are a number of buildings present within the site, particularly the farm buildings which could provide
suitable roostingMesting opportunities for Barn Owls. Further surveys of any bulldings scheduled to be
demolished will nesd to be completed to confirm presence/absence of any Barn Owls. In addition there are
a number of mature and over-mature trees that could be used by Bam Owls and again further assessment
would be required In order to conflrm any roosts.

As the site is dominated by intensively famed land and lacks wide fleld margins, therefore it does not
provide ideal foraging habitat for Bam Qwls. However, there are more unmanaged areas of open grassland
that do provide some suitable foraging habitat.

There are records of Barn Owls within and to the north of Ware; howevar the information provided by the
NBN Gateway was only available at a 2 km grid square resolution, therefore an accurate determination of
the kecations of the records could not be made.

Bals
There are a number of puildings present within the site, none of which were surveyad for svidence of bats.

Depending upon the proposals further bat surveys on any buildings scheduled to be demolished will need to
be completed to confirm presence/absence of any roosts. In addition there are a number of mature and
over-mature trees that do have features, such as rot holes and split bark and limbs, that do provide rogsting
opportunities for bats and again further assessment would be required In order to confir any roosts.

The majorty of the site Is quite exposed and dominated by large fiekis that are intensively farmed,
consequently much of the site does not provide good sheltered foraging habitat ideal for bats. Howevaer,
there are some areas of good foraging habitat in the form of grassiand areas with more established
boundary hedgerows and pockets of woodland. Therefore the majority of bat activity is likely to be
concentrated in these areas.

There are no records of bats on the site itself, according to the NBN Gateway, however, there are records of
commeoen and soprano pipistrelle (Pipistreflus pipistreifus and P. pygmaeus), brown long-eared {Pfecofus
aurifus), Daubenton's (Myotis daubentonii), Natterer's (Myotis natftoren) and whiskered (Myotis mystacinus)
bats within and tc the south of Ware.

Dormice
Limited habitat for dormice due to lack of ideal habitat such as established woodlands, Interccnnecting

hedgerows and areas of dense scrub.

There are no known records of dormice within 2 km of the slte, according to tha NBN Gateway.

AA Envronmental Limited Report Referance 143155
May 2014
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Harmpeltofauna (amphibians and raptiles)

There are a number of ponds present on the site and within adjacent land, which may support breeding
populations of amphibians (shown on the atiached plan). Although the temesinial habitat is dominated by
intensively farmed land and therefore does not provide ideal terrestrial habitat for either amphibians or
reptiles, there are some areas of less intensively managed grasslands that do provide suitable habitat for
herpetofauna.

There are no known records of great crested newts (Triturus crisfatus) within 2 km of the site, according to
the NBN Gateway. In addition, there are no known records of reptiles on the site itself: however, there Is a
record of a grass snake {Nalrix nafrix) directly adjacent to the site (NGR: 3614).

Water Vofes

Although there are a series of drainage ditches along a number of the hedgerows, these remain dry for jong
periods and do not provide any habitat for water voles. There are only a few watercourses that have any
running water that could provide suitable habitat, but during the initial survey no obvious signe of water vole
were recorded. In addition, the watercourses were quite restricted in width with limited bankside vegetation
and conssquently do not provide ideal habitat for water voles.

Thers are no records of water voles on the site itself, according to the NBN Gateway, however, there is a
record immed|ately to the south of the site (NGR: TL 3713).

Other Wikhife

Evidence of fox and deer were recorded, along with areas of glant hogweed (Heracieum mantegazzianum).
Glant hogweed is an invasive non-native specias listed on Schedule 9 of the Wildlife and Counfryside Act
1981 (as amendsed). In addition, a few common species of bird, either recorded on the site or flying
overhead, including Blackbird (Turdus merufa), Carrion Crow (Corvus corone corone), Magpie {(Pica pica)
and Wood Plgeon {Columba palumbus), were also recorded.

OPPORTUNITIES
Habitats

Retantion and enhancement of existing woodlands and woodland belts with supplementary planting and
sympathetic management.

Retention and enhancement of established hedgerows, where possible, and/or replacemeant (specles-rich)
hedgerows to compensate for those to be lost.

Retention and enhancement of the watercourses with an approprate buffar zene provided as part of the
deveiopment proposals (typically 8 m from top of bank).

A range of new habliats could be created as part of the overall landscape proposals, such as wildfiower
meadows, hedgerows, buffers for the woodland areas, swales and wildlife ponds (as part of SUDS).

Specles
Badger

Retention of any badger setts found and create areas of replacement foraging habitat and provision of
comridors to allow movement throughout the slte and Into the surrounding countryside. May involve badger
underpasses with badger-proof fencing to prevent Increased risk of RTAs.

Bam Owl

Retention and strengthening of existing hedgerows and any mature standards and/or replacement species-
rich hedgerows provided. As part of the informal Public Open Space provision on she, create unmanaged

AA Erwironmental Limited Report Referencs 143155
May 2014
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grassland areas, which will provide snhanced foraging habitat for a range of wildlife. Barn Owl boxes
provided, if considered necessary. Introduction of a sensitive lighting scheme, with dark corridors provided.

Bats

Retention and strengthening of existing hedgerows and/or replacement species-rich hedgerows provided. A
series of bat boxes could be installed on some of the established vegetation to be retained or incorporated
into the new build t¢ provide enhanced roosting opportunities. New planting could include species of known
value for wildlife and the retention and enhancememnt of existing watercourses and provision of new
waterbodies on the site would improve foraging opportuntties. Introduction of a sensitive lighting schems,
with dark comidors provided.

Licence application and proportionate mitigation if any confirmed roosts are found and are to be lost to the
proposals.

Breeding Birds
Retantion and enhancement of existing woodlands, woodland belts and hadgerows and/or replacement

species-rich hedgerows provided along with new habitats created as part of the overall landscape strategy.
A series of bird boxes could be installed on some of the established vegetation to be retained or Incorporated

into the new build to provide enhanced nesting opportunities.
Herpetofauna (amphiblans and reptiles)

Measures to enhance the site for herpetofauna could include: introduction of suitable waterbodles located
adjacent to natural habitats, provision of rough grassland/wildfiower type habitat, allowaing scrub to establish
and constructing of hibernacula.

Water Vole

Limited opportunities available due to the lack of connectivity to sultable habltat which would facilitate
colcnisation of the site. Retention and enhancement of the existing watercourses.

Glant Hogweed
Suitable management regime infroduced to freat and eradicate the areas of giant hogweed.

Other wildlife

A range of further enhancement measures could be incorporated into the scheme, such as:

o production of flower-rich verges, headlands and beetle banks;
roadside fencing, or wildiife tunnels; and
« structured landscape buffers.

Author: Office: Company Number. 8474322
Alan Beaumont AA Environmental Limited Info@aselp.com
E alan.begumont@aaec-io. com Units 4-8 T 01235 536042
Cholewell Court F 01235 523840
Shippon, Abingdan
OX13 6HX
AA Environmental Limitad Report Referance 143155
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AA Erwironmental Limited Report Reference 143156
May 2014



Fanhams Hall Meadow LWS

e vauy
7 s i
=G

Traditional Orchard (Ref! HERTO236) Wood Lane, Ware LWS

‘. Butlers
77

Site Boundary (Indicative)

Lacal Wildlife Site {LWS)

Deciduous Woodland UK BAP Habitat

Traditional Orchard UK BAFP Habital

Pand
Badger Run (confirned with hair
found)
Walercourse
Histonc Hedgerow (TBC)
R, Bt ::;“ Date
IFFHI:JJE'DT =
143155

Land lo the Morth and East of Ware

2 A

II'l-TI'I'LE

Constraints Plan

AL Ervirormanial Lo
Lnils 4=

Chobwed Coul
0300 Abngoun
" @  OmnOxtIEX
Pl
e, ¢ Dz szases

F EED BEREaE

— infdans-k com
. asg =i caim

-
AN

Scwia | Cua july £G14 | OraNa. P
Drawn | Shka, -
A BT Figure 1
ME AREB
T ’




e e ]
X .51\‘.‘-5"'

e Th
Z
;

a
-

&1

| “h ""'E ‘J-




? "J\ /
[ % A’fom ele, Wil
/. w8DIausw \

%
LY
»




' Priors*uod
Cctt?ges

AWidbury House %\ _j N\
> Nursery >




®

Utilities Feasibility Report
Prepared for

Leach Homes Ltd and Ptarmigan Planning.

For a proposed development at

Land North and East of Ware, Hertfordshire.

PDI Project No: 14.331 Rev: C.



REVISIONS

Revisions from the last issue are indicated by bar marks on the right hand side of the affected

paragraph.

Date: Eevigion:

16-06-2014 | c. Water secjon updated .

APPROVALS

Approved by:

Author

| Planning Managee

[ Managing Director

CONTENTS

Preamble

Water

(zas

Electriciry

Telecoms

Cable TV

Street-lighting

Chl Pipelines

Cost Summary

Appendices

]

Page 7

Page 9

Page 11

Page 12

Page 13

Page 14

Page 15

Page 16




PREAMBLE
Purpose of this report:

This report has been compiled following instruction from Leach Homes Ltd and Ptarmigsn Planaing
on 29" April 2014.

This report provides a summary of the existing ulities infrastructure within the vicinity of the
proposed development, available capacity 1o supply the development, together with, estimated costs
for anticipated reinforcement and/or diversionary works. Estimated costs are also provided for all
new on-site utilidies connections.

Reference.

When compiling this report reference has been made to the following documents:
« Al -1,5000 scale Comhined Land Holding Plan.
¢ JTP - OS Base Plan Drawing No. 00849 SKO01.
¢ East Herts Council, Draft District Plan-Preferred Options Consultation 2014,

Assumptions.

(Given the preliminary nature of the information provided a number of assumptions have been made
in texmns of Land use. The development will comprise of 3000 mixed size dwellings, Secondacy School,
2 no.Pamary Schools, Employment Area, Health Centre, District Centre and Community Building.

3t i nds:
Electric. - Diversified Demand 12 MVA
Gas. -  Peak demand kwh. 41,337
AQ Mwh. 43,404
Water. — Est Demand m3/day. 1,800
Daily Peak demand L/S. 150

*  Each plot and/ ot unit will have a separate service connection.

*  The soil is not contaminated and it would not be necessary to use ductile iron waver mains
(subject 1o soil report).

*  The local water company will guarantee 1 bar pressute only. Booster sets may be required

depending on the number of storeys in each block, the costs for these have not been sllowed for
in our feasibility report.

®  The depths and locations given by the wilities companies for existing mains are approximate
only; where depth information is not available we have assumed existing tnains and cables have
bicen laid to typical NJUG specifications. Actal location and depth must be determined by
hand dup trial holes,



®  Access road construction depths will be no greater than 750mm.

®*  Noallowance for electicity disconnection costs have been made as it is general practice for
electricity companies to remove meters, de-energise and disconnect free of charge.

®  VWater supply pipes are the landowner’s responsibility from the stopcock and may be removed as
part of your site clearance/demolition wotks contract,

® BT will carey the cost of providing service to the site boundary, as is their normal pracdcs.

Disclaimesr:

The details contained within this feasibility report are based on current information provided by the
client and by the relevant statutory undertakers; therefore PDI will accept no responsibility for ertots,
omissions, and/or discrepancics in this respect.

Furthermore, PDI will not accept responsibility In respect of differences between estimated costs
mentioned within this report and eventual actual costs whean they are obtained.



WATER

Off-site

Affinity Water records indicate the presence of the following strategic warer mains outside the
development boundaty:

¢ 300mm water main from the south adjacent to the A10 Trunk road.
* 700mm water main, running East — West, to the North of the development site.

Afbhnity Water mains identified close to or within the developmeant site boundary:

125mm. MDPE main running North - South along Eemine Street.

200mm ductile iron main along High Oak Road and Fanham Halls Road.

3 inch AC main from East of site, supplying Noahs Ark and the Fanhams Hall complex.
AC mains, size not detatled on plans, along Cozens Road.

4 inch PV C main along Widbury Hill.

Diversions

Water diversions are anticipated to accommodate the proposed access roads to the individual land
patcel/phascs of the development. Allow a budget cost of £75,000 for these wotks

Reinforcement

Due ro the size and proximity of the existing water mains to the North and West of the proposed
development site, ho major reinforcement works are anticipated as a result of the proposed
development.

Affinity Water have confirmed that it will be possible to accommodate the initial phases of the
development, closest to Ware, ftom existing capacity within the network.

Fowever, it may be necessary to extend the existing water mains from the junction of the A10, alang
the proposed A10 — Widbury Hill Link Road in order to accommodate the temainder of the
development site. Allow a budget fipure of £276,000 for this work.

On-site

A budget sum of £924,000 should be allowed for installation of the onsite water main.
We would recommend allowing a budget sum of £1,299,000 for connection of services,

Infrastructure Charges

A sum of £1,035,000 (based on current Affinity Water costs of £345 per plot, valid uadl 31" March
2015) should be sllowed for infrastructure charges. This excludes sewerage infrastructure charges
which would be payable with potable water infrastructure charges at the time of connection.



Summary

Therefore a budget total of £3,609,000 should be allowed for new water mains for the development gs

a whole.



GAS

Off-site

Natonal Grid Gas Networks tecocds indicate the presence of the following strategic gas mains
outside the development boundary:

* LHP high pressuce gas pipeline within the North Western cornet of the development site,
adjacent to the A10 Trunk road.

®* MP gas main crossing the A10 into Ware, close to the South Westetn boundary of the
proposed development site.

¢ 90mm MP gas main, situated to the South of the development site, within Widbury Hill,

Natonal Gtid mains identified close to or within the development site boundary:

* 180 mm. LPPE main running North - South along Ermine Street.
* 180 mm LPPE main along High Oak Road and Fanham Halls Road.
¢ 90 mm LPPE, main along Fanham Hall Road supplying the Fanhams Hall complex.
¢ 90mm LP PE, along Cozens Road.
Divetsions

Gas diversions are anticipated to accommnodate the proposed access roads to the individual land
parcel /phases of the development. Allow a budget cost of £75,000 for these works

It 1s not anticipated that the HP Gas Pipeline will require diversion to facilitate construction of the
new site. This pipelice is protected by a wayleave agreement and is a notifyable pipeline under the
PADHI Planning Authority/HSE process. It is assurned that in otder to avoid significant diversion
costs to the developer the design layout would incorporate the pipeline in its present position.In this
event National Gfid may insist on the installation of a concrete protecton slab in accordance with
their document CE12 and SSW 22. Allow a budget of £30,000 for this wock.

Reinforcement

Due to the size and proximity of the existing MP gas network, in order to accomnmodate the full gas
load required to supply 3000 uaits, reinforcement works are anticipated to the MP Gas main within
Widbury Hill. allow £87,700 for these works.

Our consultations with National Grid, dated 22 May 2014 have confirmed the following connection
points and the number of residential units that can be taken from their existing LP network, without
reinforcement, as follows:

200 units from 180 PE main, Ermine Street.

240 units from 180mm main High Ozk Rd/Fanhams Hall Road.
50 units from 180mm main Fanham Halls Road.

500 units from 9 mm PE main in Cozens Road.



On-sgite

Based on an estimated figure of £300 per plot, 2 budget sum of £900,000 should be allowed for
installadon of on site mains and services.

Summary

A budpet total of £1,092,700 should be allowed for provision of gas for the development as a whole.



ELECTRICITY

Off-site:

UK Powet Networks are the eleciric network operator for the area of the proposed site. The proposed
development is located between their Ware Primary Sub-sm and Rye House Grid. Theix Network
records indicate the presence of the following strategic HV/LV mains cables outside the development

boundary:

¢ OV cables adjacent to A1170, eastern side of Ermine Street, crossing west into proposed

development.

* Pomary sub —staton to the west of A10, HV cables adjacent to the A10 Trunk Road by the
SW corner of the proposed 200 units development phase. Further QHV cables heading NE
towards A1170 and the GPO Repeater Station.

UK Power Networks mains cables identified close to or within the development site boundary:

¢ LV mains cables running Notth - South along Ermine Street and crossing eastwards to
Wodson Leisare centre,

e LV mains cables aslong High Oak Road, supplying Round House and Roundhouse Lodge.

* FExistng HV within Fanham Halls Road crossing proposed development area, IV supply to
sub-station Fanhams Hall and Hotel complex. HV crossing development site from south to
(Great Cozens sub — stadon, south of Fanhams Hall.

HV supply to Nozhs Ark.

HV sub-station Kingsway East.

HV sub-station rear of 176 Cozens Road, HV crossing north into Development site.

HYV sub-station side of 11 Barley Ponds Road, HV/LV crossing east into development site.
HV and LV cables along Widbury Hill, to the south of the Development site.

Diversions

[t is preferable to divert the secrions of overhead cable that would impact upoa construction of the
vatious proposed site access. We anticipate that any ovethead cables effected will be replaced with new
anderground mains laid within the proposed footpath of the new devedlopment phases.

A budget sum of £210,000 should be allowed for diversion of the electric cables.

It may be beneficial to check the land transfer documents to see if the overhead cables ate in fact
ptotected by a wayleave/easement agteement, or, the subject of a ift and shif dause.

Reinforcement

Owr initial discussions with UK Power Networks confirm that the proposed development site will
need to be supplied from Ware Primaty Sub staton with reinforcement from their Rye House Primary
sub station, and there is only limited spare capacity at these primarys. To provide the overall capacity
of 12 MVA, UKPN have confirmed that they will need to carry out fucther upgrades to the primarys
as follows:

e Install two new 33kv circuit breakess at Rye House Grd.



* Install two 33kv cables with associated pilot cables from the circuit breakers o Ware Primary,
a route length of approximately 7.5km.

* Upgtade the 33/11kv transformers at Wace primacy.
* [Extend the 11kv switchboard at Wace Primary for your development.

UKPN advise allowing £6,000,000 for a proposed upgrade to these ptimaty transformers to
accommodate the proposed development.

On-site

Based on an estumated 3000 no. residendal units, a budget sum of £2,750,000 should be allowed for
the installation of a new electrcity mains / services to serve the development. This figure includes for
1no. Boundary sub-station and 10no. oo site distribution sub-stations.

Summacy

A budget total of £8,960,600 should be allowed for provision of electricity for the developmeat 25 a
whole.
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TELECOMS

Off-site

D1 records indicare the presence of the following strategic O/H cables, poles and below ground duct
and joint boxes outside the development boundary:

* OH cables crossing A1170 roundabout/Enmine Street, going north, adjacent to the A10 Trunk

road.

BT mains cables and joint boxes identified dose ta or within the development site boundary:

Duct and joint boxes runaing North - South along Ermine Street.
Ducr and joint boxes from A1170 into Moles Farm complex.
OH cables from High Oak Road to south of Round House.

OH cables supplying Noahs Adk and the Fanhams Hall complex.
Duct and joint buxes along Cozens Road

Duct and joint boxes along Widbury Hill.

Diversions
The exact location of the BT poles and o/h cables is not clear, therefore we recommend allowing a

budget sum of £64,000 for diversion of the existing cables to facilitate construction of the proposed
site access roads.

The location of telecoms cables, poles, chambers and cabinets should be considsred when dersiling the
final location of the site access road, a5 unnecessaty diversion works can be avoided.

Reinforcement
BT will provide telecoms service to the site boundary at their expense.

Any costs assoclated with off-site reinforcements will be botne by BT up to the value of £3,400 per
plot. If reinforcement costs exceed this amount, a cost may be incurred. Reinforcement costs are not
anticipated to be required to serve this development.

On-site

All site materials will be supplied free of charge by BT.

A budget sum of £83,000 should be allowed for the installation of on site BT ducting and the
construction of new BT joint boxes.

Summaty

Therefore a budget total of £147,000 should be allowed for new telecoms infrastructure for the
proposed development as 2 whole.
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CABLE TV

Vitgin Media records indicate the presence of the following steategic below ground duct and joint
boxes outside the development boundary:

* Duct and cables along west side of Ermine Streer, crossing south of A1170 roundabout to
supply leisure centre,

Virgin Media Duct and joint boxes identified close to or within the development site boundary:

Duct and joint boxes running North - South along Ermine Street.
Duct and joint boxes along

Duct and joint boxes along Hiph Oak Road.

Duct and joint boxes along Fanhams Hall Road.

Duct and joint boxes along Cozens Road.

Duct and joint boxes along Widbury Hill.

Off-site, diversions and reinfotcement
It is preferable to divert the sections of cable duct that would impact upon construction of the vardous
proposed site access roads. The exact location of joint boxes is not clear, thersfore we recommend

allowing a budget sum of £64,000 for diversion of the existing cables to facilirate construction of the
proposed site access roads.

The location of Virgin Media cables, chambets and cabinets should be considered when detailing the
final location of the site access road, as unnecessacy diversion works can be avoided.

On-Eite

No requirement for cable inftastructure has been identified at this time.

Summary

Therefore a budget wtal of £64,000 should be allowed for new telecoms infrastructure for the
propased development as 4 whole.
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STREET LIGHTING

Off-site, column-removal and /or relocation

No existing lighting columns are indicted within the proposed development area,
Proposed

No details of proposed lighting columns have been provided.

Should ighting columns be required, we would recommend a budget sum of £1000 per column and
£800 per connection.

In instances where private lighting is required we assume this would be run off 2 landlord’s supply or
alternatively a metered feeder pillar.

Based on the site area we would recommend allowing a budect sum of .£270,000.

Summary

A budget sum of £270,000 should be allowed for the installation of new street lighting columns.
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OIL PIPELINES

No strategic oil pipelines have been identfied as passing through the site.

Asset owners confirmed unaffected ace;

BOC Limited (A Member of the Linde Group)
BP Explotaton Purbeck Scuthampton Pipeline
BPA

Centrica Enecgy

ConocoPhillips (UK) Ltd

ConocoPhillips Itd Humber Refinery

Cotyton Energy Co Ltd (Gas Pipeline)

E-on UK Plc (Gas Pipelines Only)

Esso Petroleum Company Limited

FibreSpeed Limited

Geo Networks Litnited

Government Pipelines & Storage System
INEOS Manufacturing (Scotdand and TSEP)
Ineos Entetprises Limited

Mainline Pipelines Limited

Manchester Jetine Limited

Marchwood Power Ltd (Gas Pipeline)

NPower CHP Pipelines

National Grid Gas and Electricity Transmission
Oikos Storage Limited

Premier Transmission Ltd (SNIF)

SABIC UK Petrochemicals

Scattish Power GGeneration

Shell UK Ltd

Star Encrgy

‘Total UK (Finaline, Colnbrook & Colwick Pipelines)
Wingas Storage UK Ltd
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COST Summary

Off-Site Work Cont ({'s) |On-Site Work [Cost (£'s) |Rebate ({'5) r::rums
(£5) by utility
2
Water OHE-Sive divecsions 75,000.00|onsite mauins F
Reinforcement 276,000.00|nstallation 924,000
SELVICE COnOECHionSs 1,299.000
infraste' che oge 1,035,000 3.609.000
Gan Diversions 75,000.00|Mains and sexvices
HP Protection slab 30.000.0¢ linsaallation 900,000
MP reinforcement 87,700.00
1092, 700
Elecericity  |O/H diversion ivaing and services
HV /Lxcable div’ 210,000.00|Inptallation/
Primary Upgrade 6,000,000.00|Sub-station 2,750,000
r 8,960,000
Telecoms  |Diversion 64,000.00|duct and joint boxes 83,000
il _ 147,000]
Cable TV  |Diversion &4,000,00
| 64,000
Street Supply, [nstallation 270,000
Lighting and Consections
of columns
| 270000
Sub-Totals 1
(£'s) lry OfF-
gite /on-site 6,881,700 7,261,000 0
Total (£'e) 13142.200

Note: The above sums whether actual or estimared de not include VAT unless otherwise stated.
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APPENDICES

Copies of material ptovided by you and/or the stamtocy undertakers that bas been used in prepating

this report are contained within the following sections:

Customer > Site Location Plan

Reference > Received 29 April 2014

Cable TV > Virgia Media

SG127PX dated 13-5-14

Water > Affinity Water

Reference > 14.331-1:3600 dated 1-5-14

(rag > National Grid Records

Reference > TL3516,T1L3715,TL3714, TL3815

Elecerdeity > UK Power Network Records

Reference > 2014/2156731 daced 8/5/14

Telecoms > BT openreach Records

Reference = JHE015051 dated 30-4-14

Qil Pipelines > Lineyearch Enquiry

Reterence > LS-BUD 1965666,1965836,1965935

1965986,1966082
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Land north and east of Ware, Hertfordshlire

Ptarmigan Wara Ltd and Leach Homes Strategic Accessibility Report
6 SUMMARY
6.1 This report has reviewed the transport Implications associated with a prospective

6.2

6.3

6.4

development on land north and east of Ware in Hertfordshire.

A reviaw of the local highway network, existing linkages and publlc transport has indicated
that improvement works are likely to be required.

A sustainable travel package will need to be developed to maximise opportunities for travel
by non-car means and to limit the impact upon the local highway network. Residual vehicular
trips will require mitigation and it Is likely that this will focus upon junctions and links forming
the principle route through the centre of VWare. There is limited scope to improve the capacity
of junctions along this route and equaliy the principle of doing so should be consldered.

By achieving the night balance of land uses within the development site, there is also
significant scope to create an interconnected environment such that the need to commute Is
reduced and the sustainability of the development and surrounding areas is maximised.

1404-61/TN/O1A Transport Planning Asscciates

July 2014
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Juty 2014 EFM Ltd Ware
Conciusions
1 At any scale of devejopment provision for education can be made. From 1 -

300 homes, provision would be off-site via a financial contribution to HCC in
accordance with the HCC Toolkit.

P From 35{ dwellings the provision of a small primary school becomes a
passibitity ar current birth rates, {on the range between 0.5fe (105 places) for 350
homes, 1fe (210 places) for 580, to 1.5fe (315 places} for 750 to 2fe (420 places)
for 1,000) on site and a contribution to HCC towards additionat secondary school

places.

3 Above 1,000 dwelings, either a large primary (3fe} or a second primary
schoot becomes the consideration. Secondary scheo! piaces provision may become
progressively more complex through simply adding places to an existing school(s).

4 At 3,000 homes a new secondary school on site is appropriate, various
permutations of primary school can be considered. Whether 3 x 2fe or 2 x 37e
depands largely upon permeabiiity of the development during the construction
phase and the number of points at which development takes place,
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Ware, Land to the Noth & East

Initial Findings from the Landscape & Visual Appraisal.

The Slte

Landscape is largsly a product of intensive late 20" century farming practices. Large fiskds { lots of old hedgerows
removed) gives an open, expansive character.
Public accese Is unusually high with a natwork of circullatory bridleways (smaller amounts of public footpaths)
through the Study Site and out inta the wider countryside. There are also numerous parmissive routes and fields
and coverts (linsar woodlands).
Landscape Features focused on hedgerows (some are noteworthy) but most significant features ars the many
attractive linear coverts. These woodlands are well used by Ware rasidents (children) There Is also an old orchard
and two lines of particularly altractive Horse Chestnut In southern parnt of the sastern parcel of land, adjacent to
Widbury House.
Landecape Landmark Features include;

o Pine Trees In Fanhams Hall

o Redwoods in grounds of the Round Housa

o Water Towers at Moles Farm and with Ware's urban adge

¢ Linear Covarts.
There ara several listed properties and registered parks & gardens in the vicinity of the Study Site. Most notable is
the garden at Fanhams Hall and Gatehouse entrance building. Gardens are currently introverted.
Given the Site area it is surprising that water courses are limited to one incised field ditch which we suspect may be
dry during the summer months.

Landscapée Planning Context

All of the Study Site is within the Gresn Belt. The East Herts Qreen Belt Assessment, undertaken by LUC, Is
helpful albeit we would note that it's brief, whilst considering areas that might be suitable for release/development,
did this in a very limited manner and the study did not have the bensfit of considering possible new landscape
sfructure that might mitigate introduction of new development.

In promoting a holistic masterplan for the significant urban extension we would suggest the Green Bait
Assessment be re-visited and a study preparsd which tests results with the benefit of a new landscape
structure.

As previously noted the setting of Fanhams Hall Gardens and Gatehousse will nesd to be considerad In any
emerging masterplan.

We would suggest foolpath/bridieway diversions are avoided if at all possible.

The exieting Landscape Character studies undertaken by the council are halpful but the scale of assessment is of
limited valus/ralevancs to the Study Site.

The Council's Green Infrastructure Strategy has vary litle impact on the Study Site. However, we can see some
benefit in any emarging Landscape Masterplan developing and improving links out of the Site — padiculary onte the
Valley Consarvation Zone’ io the east of Woods Lane and beyond.

Appraisal

Generally an open predominantly expansive agriculture landscape which ks the product of late 20™ Century
Intensive arable farming practicas. Many hedgerows indicated by field boundaries shown on histaric maps (1880)
are lost. Hedgerows tend to bae focused on a small area of paddock/fields to the north of Ware in the vicinity of

Round House.
The landscape in the vicinity of Moles Farm is notable influenced by the noige of tha nearby A10.

A notable and attractive character of the landscape Is the many coverts In and around the Study Sits. Given the
relatively flat nature of the landscape it is nat clear why these Iinear blocks of woodland have remained. It may be
that they wens part of okd estates or farms kept for combination of game and shoots/hunting. Muntjac Deer were
seen on a number of cccasion during our slte work.

I f richards; mitrershi 1 Agacout Square, Menmouth, NP25 38T T 01800 772251



Ware, Land to the Noth & East.

Visual Appraisal

The Study Site's visual inter-relationship with Yvare and the wider countryside is strongly influencad by the areas
topography. Whilst the terrain appears fiat, the topographical study slows how the town climbs up a gentle south
facing slopes of the River Lea Valley. Of significance there are two other nearby valleys — the Rib Valley 1o the
north and the Ash Valley to the east.

The arcas topography results on the northemn pant of the Study Site {Fanhams Valley) relating to Ware to the south,
whilst the eastsrn part of the Study Site (narth of Wood Lane) relates to the saatern part of Ware. Fanhams Hall
and Fanhams Hall Road which are situated on a weak but visually important north-south ridge. This ridge
affactively visually divides the Study Site and resulls in it acting as & fulcrum for the two arsas.

The many coverts within and around the Sihe ane an attractive featura and play a strong role in the inter-visibilty of
the different parts of tha Site and how the area relates within tha wider landscape.

We would suggest any Masterplan utilises thesa woodlands and provides new linsar woodland argas fo visually
frama/contain devalopment and hopefully provide a green structure and maovement natwork.

Admin/14-18/LVA/RevB

I # richardsartierstip 1 Agnoourt Square, Monmouth, NP2 3BT T 01600 772251



Ware Urban Extension

Retail Assessment, New District Centre



7.1.

7.2

7.3.

74

7.%.

7.6.

7.7

7.8.

7.9.

Page 17

Conclusions

This assessment examines the case for new ratail floorspace to support an urban extension
on land to the north and east of Ware in East Hartfordshire District.

The site is a greenfield and Greenbelt location. However, it is identified within @merging local
policy documents as a Broad Location for Development, with an indicative capacity for some
3,000 new dwellings. As part of this housging development, significant new infrastructure will
be required, including new retail provision to meet the shopping and service needs of the
new community.

This retail assesament considers tha scale of new retail floorspace, and in particular, new
convenience floorspace, which can be supported by the new residential community, It is
demonstrated that the naw population could suppert a foodstore of some 2,300m? {(gross) by
itself. It has been demonsirated that convenience refail provision of this scale is of an
appropriate size and scale for a new District Centre and a new District Centre In thls location
accords with emerging local policy expectations. Importantly, the new convenlence
floorspace would not rely on significant trade diversion from retall facilities elsewhere,
including in Ware town centre, to support it.

The new resident population would also generate significant new comparison retail
expenditure. District Centres do not typically comprise a significant comparison element,
although it would be appropriate to include a comparison element (including within the new
supermarket). The amount of expenditure generated by the new population will clearly be
sufficient to support 8 modest provision at the new District Centre. However, importantly, the
residual comparison expenditure is likely to be spent at other facllities within the District,
including Ware, Hertford and Bishops Stortford town centres. This would have a positive
impact on these centres.

A new Dlstrict Centre of the slze and scale identified is unlikely to have a slgnificant adverse
impact on Ware town centre, or other centres in the surrounding areas. This has been fully
explained in Section 5. The new District Centre will be largely supported by the new
community and will not need to divert significant trade from other stores to support It

We do not consider that there Is a requirement © undertake a sequential site assessment as
the principle of needing to provide a new local centre is derived specifically from the need to
support the new rasidential community on the land to the north and east of Ware.

Whilst the District Cantre will be anchored by a new convenience store, It should be
supported by a rangse of other services and facilities, to form a focus for the new

development and be capable of meeting local people’s day to day needs.

There are good planning reasons 1o ensure that facilities and services are provided In a
convenient location for new residents. A new District Centre wlll ensure that an appropriate
amount and range of facilities are provided in an easily accessible locatlon for all new
residents.

OQverall, these findings indicate a clear case to support & new District Centre at the urban
extension at the land to north and east of Ware. The proposed facilities are a key part of the
supporting infrastructure necessary for a planned new community and are typical of the
nature of facllities that are sought from & residential development of this scale. They will
contribute materially towards effective place making and ensuring the overall development
represents sustainable economic development.

Wars Urban Extension o *
District Cantra Assessment

Indigo Planning Limited
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LAND TO NORTH & EAST OF WARE, HERTFORDSHIRE T81I0-01

FLOOD RISK & DRAINAGE APPRAISAL JULY 2014

4.0

4.1

4.2

4.3

4.4

4.5

4.6

4.7

SUMMARY & RECOMMENDATIONS

The site is considered to be situated within a Flood RIsk Zone 1 area
at a low risk of flooding, and a resldentlal scheme Is therefore
consldered to be an appropriate form of development In this
particular location.

A SuDS strategy which will comply with the requirements of the
NPPF can be provided to accommodate the surface water run-off
generated by the proposed development scheme,

Proposals wlll Include the provislon of a range of SuDS devices to
accommodate the surplus volumes generated by a 1:100 year
rainfall event (Including an allowance for any potential climate

change Impact).

SuDS proposals wlll be provided In consultation with the relevant
authoritles {Including SuDS Approval Body if in existence) to ensure
the strategy complles with the necessary policy requlirements.

Any future planning application will be accompanled by a slte-
speclfic Flood RIsk Assessment to comply with the requirements of
the NFPF.

Detailed dlscussions wlll be held with Thames Water regarding the
disposal of the foul water flows.

No major diverslon or protectilon works are anticlpated to
accommodate the development proposals.

51B/slh16044/TB810/Reports/T810-01 -9 -



