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Statement of Common Ground
1.

This Statement of Common Ground (SoCG) is between Hertfordshire County Council,
Welwyn Hatfield Borough Council, Northaw and Cuffley Parish Council and
Stonebond Properties Limited (on behalf of J I Thomas and Son) in the matter of Site
HS27 (Cuf1), Land at The Meadway, Cuffley.

Scope of this Statement

2.

This Statement sets out the extent of co-operation and understanding between the
four parties in response to the matters raised by the Inspector at the Local Plan
Hearing Session on 26th August 2020. In summary, those matters related to:

(i)

Whether there were any site-specific flooding issues relating to the site,

(ii)

Noise from the adjacent railway line on the living conditions of future residents
on the site,

(iii)

Wastewater drainage arrangements,

(iv)

The Meadway/Station Road junction and its capacity to serve additional
development, and

(v)

The permanence of the proposed Green Belt boundary and its location.

Background

3.

In accordance with Policy SADM 33 – Cuffley, in the submission draft Welwyn Hatfield
Local Plan it is proposed to allocate the land at The Meadway, Cuffley (Site HS27
(Cuf1)) for the construction of 30 dwellings. Stonebond Properties Limited who are
taking forward the representations made by J I Thomas and Son, the owners of the
land, consider the site should be allocated for 60 dwellings. Representations were
made to this effect at the Regulation 19 stage of the Local Plan process.

4.

The Inspector considered at the Hearing Session on 26th August 2020 that a potential
increase in the site capacity was material to his assessment of the “soundness” of the
Local Plan, especially within the context of an unmet objectively assessed need for
additional dwellings in the Borough.
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To demonstrate how the site could accommodate 60 dwellings Stonebond Properties
Limited have commissioned OSP Architecture to produce conceptual proposals for
the site which have been based upon the constraints and opportunities it presents.
An extract from the Vision Document is attached to this SoCG and shows how the
development could be achieved in a manner which respects the edge of village
location to deliver a diverse range of dwelling sizes to meet local needs, built in a
sustainable location, including affordable homes to meet planning policy requirements
(See Appendix 1)

Relevant Parties

6.

This Statement is made by the following organisations:
•

Hertfordshire County Council,

•

Welwyn Hatfield Borough Council,

•

Northaw and Cuffley Parish Council, and

•

Stonebond Properties Limited.

Statement

7.

This Statement covers the matters raised by the Inspector at the Local Plan Hearing
Session on 26th August 2020.
Flooding
8. The Borough Council confirmed at the Hearing Session that a Stage 2 Strategic Flood
Risk Assessment had been undertaken. This Assessment confirms that except for a
small margin of eight metres from the top of the bank to Cuffley Brook, as advised by
the Environment Agency, most of the proposed allocation is within Flood Zone 1 and
therefore at low risk of flooding. The Parish Council notes the position and is not in
possession of any information to suggest it is incorrect.
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Noise
9.

Stonebond Properties Ltd have commissioned a noise and vibration assessment to
determine the impact of the railway line upon the proposed development of the site.
The assessment has found that during the hours of 07.00 – 23.00 most of the site is
at negligible risk from the impact of railway noise and only those areas within 50 – 60
metres of the railway line would experience a low to medium risk. During the nighttime (23.00 – 07.00) most of the site is at low to medium risk with only those areas
closest to the railway line being at medium to high risk (See Appendix 2). In relation
to vibration, the assessment has found that the impact would be very low and that this
is not a development constraint.

10.

Stonebond Properties Ltd is committed to achieving good acoustic design practice
across the entire site by, for example, carefully siting and orientating the proposed
development in line with Planning Practice Guidance1 and designing the building
envelope to each property to minimise the impact of noise.

11.

The Borough Council considers that it would be possible to accommodate a scheme
of 60 dwellings on the site in accordance with the appropriate noise standards,
however, it would require a detailed noise assessment to be submitted at the planning
application stage, including details of the proposed mitigation measures. The Borough
Council has commented that mechanical ventilation should not be required in this
instance and the proposals should incorporate good acoustic design principles across
the whole site.

12.

The Parish Council notes that homes closest to the railway line would be impacted by
noise and vibration. In the absence of a detailed noise assessment to demonstrate
that properties closest to the railway line would not be adversely affected it does not
accept the provisions the Concept Master Plan appended to this Statement from a
noise perspective.

13.

The parties agree that railway noise would be a development constraint on parts of
the site, particularly when night-time noise levels are considered. All parties
acknowledge, however, that the site is sufficiently large enough to allow for

1

(https://www.gov.uk/guidance/noise--2)
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appropriate mitigation measures to be achieved in accordance with the relevant noise
standards and accordingly it can deliver 60 dwellings.
Wastewater Drainage
Thames Water own and operate the wastewater network serving Cuffley. Since April
2018 sewerage undertakers have operated under new charging rules whereby a
developer’s financial responsibility for the scale of development proposed on the land
at The Meadway ends at the closest 150mm diameter, or greater diameter, sewer. It
is then Thames Waters’ responsibility to upgrade the downstream network as
required. The condition or capacity of existing adopted sewers is not an
applicant/developer’s responsibility to resolve. The Parish Council notes this position
and does not have information available to suggest this is incorrect.

14.

Should the local network to which the proposed housing allocation connects not have
sufficient capacity, i.e. the issues reported by interested parties to the Hearing
Session not simply being a lack of proper maintenance and repair, then Thames
Water will need to consider the timing of the upgrade works alongside the proposed
delivery of new dwellings. Thames Water have stated elsewhere in Local Plan
evidence base documents that it can take 18 months to 3 years to deliver local
upgrades.

15.

Thames Water has confirmed that the site is crossed by two sewers. One is 225mm
in diameter, the other is 300mm in diameter. A connection to one of these sewers is
therefore possible however if it is necessary to manage wastewater flows until
network upgrades are progressed this can be achieved. The site topography would
allow for wastewater to drain to the north eastern corner and for a pumping station to
form part of the drainage system. A pumping station (if required) would provide the
opportunity to temporarily store wastewater (within the below-ground wet well)
allowing discharge to the Thames Water network when flow rates in the network are
ordinarily low, e.g. between the hours of 2am to 5am. Such a strategy, temporary or
permanent, would therefore not increase the load on the existing system during the
morning and evening peaks.
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The Borough Council acknowledges that wastewater drainage can be achieved and in
the light of comments made by Thames Water in relation to all the proposed Local
Plan allocations this is not a development constraint.
Highways

17.

An assessment has been undertaken by Stonebond Properties Ltd to determine the
trip generation and junction capacity implications associated with the existing
development and that which might arise from the construction of 60 further dwellings.
This assessment, which was appended to the Hearing Statement produced for the
session on 26th August 2020, has been the subject of pre-application discussions with
Hertfordshire County Councils (Highways) and its response is attached to this SoCG
(See Appendix 3). It will be noted that the authority had no objection in principle to
the additional development proposed.

18.

The existing access road is approximately 0.5km long and currently serves 70
dwellings. The carriageway is 5.5m wide and there are highway verges and footways
on either side. In addition, parking restrictions are in place. The width and character
of The Meadway is therefore such that it in highway design terms it can serve
additional development beyond that currently proposed in the submission draft Local
Plan.

19.

The existing peak hour flow levels from The Meadway are typically 23 to 24 vehicles
in the AM and PM peak hours. The construction of a further 60 dwellings is predicted
to generate in the region of 37 to 38 two-way vehicle movements in both the AM and
PM peak hours.

19.

The junction capacity assessment indicates that The Meadway/Station Road
junction operates with spare capacity and this is not expected to be adversely
impacted by additional development on the site. Sufficient visibility exists in either
direction at The Meadway/Station Road junction.

20.

In relation to the local highway network the construction of 60 dwellings would result
in a small increase in traffic flows in the AM peak (approximately 11 two-way vehicles)
and PM peak (approximately 9 two-way vehicles) through the Northaw Road
East/Station Road/Plough Hill junction. This is within daily fluctuations in traffic.
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While Hertfordshire County Council in its Regulation 19 representations indicated that
cumulatively the impact of the proposed developments in Cuffley would be likely to
have an effect on the Plough Hill/Station Road/Northaw Road East junction in the
centre of the village and the Northaw Road/Cattlegate Road junction to the west, it
has subsequently identified mitigation measures. These measures would include
changing the priorities at the junctions to manage the additional traffic impact; a point
confirmed by the recent Welwyn Hatfield Local Plan Site Selection Background Paper
2019.

22.

The Parish Council notes the above position but not agree and requires further
evidence to demonstrate that the proposed mitigation measures will be effective,
including further analysis as development proposals in the area come forward.

23.

In terms of highway design and junction capacity the land at The Meadway can serve
a further 60 dwellings. The Parish Council notes the position and is not in possession
of any information to suggest it is incorrect.
Green Belt

24. The Borough Council confirmed at the Hearing Session that the new Green Belt
boundary would be formed in a north south direction across the existing field in a
manner which follows the eastern boundaries to the properties in The Meadway. The
Borough Council also confirmed that the planting and landscaping required to form a
new defensible Green Belt boundary would take place on the remainder of the field
that would be retained within the Green Belt. The Parish Council note the intended
approach and agree with the intended solution.

25.

The remainder of the field is within the ownership of J I Thomas and Son and
Stonebond Properties Limited would be able to provide the necessary planting and
landscaping required to form the new boundary. This is reflected by the Concept
Masterplan produced for the site (See Appendix 1).
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Power Line
26.

The site is crossed in a roughly north south direction by a pole mounted powerline
which terminates at a point just inside the site boundary close to 70 The Meadway. At
the Hearing Session the Parish Council raised comments in connection with the
presence of the power line and whether it would affect the delivery of the site.

27.

Enquiries have been made of UK Power Networks and it has been confirmed that the
power line may be placed beneath ground. A suitable easement would be created by
the access road required to serve the new development. The costs involved in
placing the power line beneath ground are not prohibitive and are therefore not a
development constraint. Both the Borough Council and Parish Council note the
intended approach and agree with the intended solution.

JB Planning Associates
30 October 2020
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Our Vision
Brook Fields, Cuffley

7. Concept Masterplan

Key elements of the masterplan include:

24

1.

Vehicular and pedestrian access from The
Meadway.

2.

Central ‘hub’ forms navigational heart of
development with a village square ‘feel’.

3.

North - south principal route creates view
corridor towards Cuffley Brook.

4.

Existing trees on western boundary form
visual and aural buffer to railway lines.

5.

Shared surface lanes lead off principal route
creating visual links to The Meadow and rural
landscape beyond.

6.

Key buildings create endstops to frontages
and frame key views through development.

7.

Footpaths provide access to opens spaces for
recreation.

8.

The Green forms destination space and forms
a buffer to Cuffley Brook.

9.

Creation of an ecology corridor along Cuffley
Brook increases the ecological value of the
site.

10.

SuDS pond adjacent to Cuffley Brook provides
surface water attenution via a network of
swales running through streets.

11.

The Meadow will be retained by the existing
landowner for continued agricultural use.

12.

Edge of settlement housing densities (20-30
dph) suggest that development parcels could
comfortably accommodate 60-70 dwellings.
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8. Conclusions

Development of the land at The Meadway would deliver a highly accessible and
sustainable extension to the village. It therefore follows that it should continue to
be allocated for development but with an increase in the number of dwellings
to support the Borough Council’s aspirations for the site whilst making an
additional contribution to fulfilling the unmet housing needs.
The concept masterplan has been conceived from a logical design process
which begins with the site and its context and considers other key design
factors. The concept plan is the culmination of this process. We understand
that early engagement with the council is essential in evolving the
masterplan further and we welcome the Council’s input at this early stage.

Key benefits of the proposals include:
• New homes in a diverse range of dwelling sizes to meet
local needs, built in a sustainable location.
• New affordable homes in a mix of tenures to meet
Welwyn Hatfield Borough Council requirements.
• Construction of energy efficient dwellings built using
a Fabric First approach.
• Retention and enhancement of the existing trees
and hedgerows along boundaries.
• A net gain in biodiversity through the a number
of ecological enhancements, in particular to
the Cuffley Brook.
• Provision of communal public open space
offering recreational opportunities for
residents and visitors.
• A network sustainable drainage features
used to attenutate surface water run-off.
• Parking provision to meet Council
standards and designed to minimise
the impact on the street scene.
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Mark Youngman
Development Management Group Manager
Hertfordshire County Council
Postal Point CHO242
County Hall
Pegs Lane
Hertford
SG13 8DE
Response to Planning application from Hertfordshire County Council (T and CP GDP Order 2015)
Director of Planning
Welwyn Hatfield Borough
Council
The Campus
Welwyn Garden City
Hertfordshire
AL8 6AW

District ref:
HCC ref:
HCC received:
Area manager:
Case officer:

N/A
WH/1644/2020
5 March 2020
Matthew Armstrong
Lindsay McCauley

Location
Land at the Meadway, Potters Bar
Application type
Pre-Application

Proposal
Draft allocation site HS27 (Cuf 1) within the Welwyn Hatfield Local Plan. The site is allocated for 30
dwellings, however, it is considered that the development of this land could yield around 60
dwellings.
A Technical Note (198230-01A) shows evidence to support an increase in units on this site would not
be detrimental to highway safety or operation.
Decision
OTHER
Description of the Proposal
Pre-application advice is sought for the development of the allocated site referred to as the Land at
The Meadway, (HS27 Cuf1) on the outskirts of Cuffley. The proposals are for a residential
development of circa. 60 dwellings. Vehicle access is proposed to be taken from the existing turning
head at the end of ‘The Meadway’, which is a no-through road.
Site Description
The proposed site is located on land directly north of the residential street ‘The Meadway’, which
follows a north-south alignment. The site is currently agricultural fields/open space. To the west, the
site is bound by the Hertford Loop railway line which runs parallel to The Meadway. To the east and
north, the site borders agricultural fields/open space.

The Meadway is a single two-lane carriageway residential street subject to a 30mph speed limit and
offers no through route.
Analysis
The applicant has provided a Technical Note for review as part of the pre-application consultation. A
scoping note has not been provided for a Transport Statement or a Transport Assessment for the
application. The Technical Note presents some details which would be expected within a Transport
Statement or Transport Assessment for the site.
The applicant should provide a Transport Assessment (TA) for review as part of the planning
application. This is consistent with the Roads in Hertfordshire Highway Design Guide 3rd Edition
which requires a Transport Statement for residential developments in excess of 50 units and less
than 80 units.
The TA should detail the following:
- Existing conditions
- Policy context
- Public transport assessment
- Walking and cycling assessment
- Safety and collision analysis
- Proposed development description inclusive of housing mix, access, scale and layout, servicing
arrangements including detailed plans etc.
- Proposed parking arrangements – with consideration given to Welwyn Hatfield Guidance
- Trip generation, future growth, trip distribution and modal split
- Junction modelling
- Impacts and proposed mitigation
- A travel plan (TP) will also be required.
These requirements are further detailed throughout this report.
A Design and Access Statement (DAS) is a requirement for all full planning applications that have an
impact on the highway, as outlined in Roads in Hertfordshire: Highway Design Guide (3rd Edition).
The DAS needs to include three potential aspects of access:
- Why the access points for the development have been chosen;
- How the site responds to road layout, road safety, and public transport provision; and,
- How everyone can move through the place on equal terms regardless of age, disability, ethnicity or
social grouping.
Policy Review
The applicant should outline the policy review that would take place in the TA and should also state
what has been considered in the Scoping Note. The applicant should, at minimum, consider the
following:
-

National Planning Policy Framework;
National Planning Practice Guidance;
DfT Transport Evidence Bases in Plan Making;
DfT Guidance on Transport Assessment (Archived);
Roads in Hertfordshire Highway Design Guide 3rd Edition;
Relevant Welwyn Hatfield planning policy; and

- Hertfordshire County Council Local Transport Plan.
Trip Generation and Distribution
Trip Generation
The applicant should supply a trip generation profile for the proposed development (arrivals,
departures and two-way movements). The TRICS online database should be interrogated to obtain
trip rates for the proposed land uses and a breakdown of the parameters used in the TRICS database
supplied.
A multimodal impact assessment should be undertaken by obtaining 2011 Census data from the
NOMIS website, focusing on Travel to Work percentages for the Borehamwood Area. The vehicle trip
rates calculated using TRICS should be used as a datum point and all other travel modes would be
projected using the Census Data mode share percentages.
The applicant has provided an estimate of trip generation in the Technical Note based on an
indicative mix of units, trip rates from the TRICS database and travel mode share from Census 2011.
It is noted that the ‘Travel to Work – Workplace Population’ dataset has been used. It is
recommended that the resident population dataset is used to estimate the trip generation in the
Transport Statement to reflect the residential proposals. The trip generation provided within the TA
should be based on the proposed mix of residential units.
Trip Distribution
The applicant should provide local trip distribution and assignment diagrams as part of the TA. These
should be supplemented by traffic counts / turning counts.
Impact on the Highway
Junction Assessment
Committed Developments
As part of the TA, the applicant should consider any committed developments that may impact upon
the highway network in the vicinity of the site. The applicant is required to liaise with the LPA to
determine if there are other committed developments in the area.
Growth Rates
The applicant should interrogate the most recent version of TEMPRO in order to determine the
forecast growth rates for the assessment years of the Planning Application Submission, Anticipated
Year of Opening and Future Horizon Year.
Traffic Surveys
For any junctions impacted by the proposed development, traffic surveys will be required in order to
determine the percentage impact assessment and to be used as part of any future junction capacity
assessments.
Traffic surveys have been undertaken by the applicant for the junction of Station Road with Sopers
Road and the junction of Station Road with The Meadway. The surveys took place on Thursday 16th
January between the hours of 007:00-10:00 and 16:00-19:00. These are acceptable.
Impact Assessment
As part of the Scoping Note, the applicant should provide off-site junction impact estimates by
assigning the development trips to the highway network until the net impact is less than 30 vehicles
on each movement.

Junction Modelling
The following steps should be followed as part of the detailed traffic impact assessment in the TA:
Step 1: Assign net development peak hour traffic onto the highway network. Key junctions identified
within the vicinity of the site that are impacted with 30 or more two-way peak hour trips should
undergo junction capacity modelling. However, due to the nature of the area and the intention to
nearly double the number of dwellings served by the junction at The Meadway and Station Road, the
applicant should provide junction modelling of the junction to demonstrate that the additional
dwellings will not have a severe impact on the operation of the junction thereby causing queuing on
Station Road.
Step 2: Junctions with a net impact of 30 or more two-way trips (or as stated above, The Meadway
junction with Station Road) should be modelled for the Do Minimum and Do Something Scenarios. It
is considered that the applicant should provide junction modelling results for the opening year in
addition to the horizon year in order to determine how the junctions are operating at the proposed
year of opening as well as the future horizon year.
The individual junction models should be validated using queue surveys in order to ensure that their
results are representative of the actual operation of the junction.
The applicant should use Junctions 9 and/or Linsig where appropriate. Signal specifications cab be
acquired from HCC where necessary.
Step 3: If a junction is found to be significantly impacted by the proposed development in Step 2,
mitigation measures should be provided and modelled to ensure that they mitigate the
development’s impact.
Highway Safety
As part of Transport Assessments, Personal Injury Collision analyses are required, and therefore will
be required for the proposed development. The applicant will need to obtain the most recent 5
years of collision data from Hertfordshire County Council and provide a summary of the data within
the TA.
Information on road traffic collisions in the vicinity of the site can be obtained from
http://www.hertsdirect.org/services/transtreets/hertscounttravsurv/trafficandtransportdata/
respectively.
Refuse and Service Delivery
The applicant will need to provide details of the refuse and servicing arrangements for the proposed
dwellings. Swept path assessments for the internal layout will be required for both standard and
service vehicles.
Highway Layout
Vehicle Access
The vehicle access arrangements will need to be provided in line with Roads in Hertfordshire:
Highway Design Guide 3rd Edition. The following is required, at a minimum, to ensure the site access
is suitable for the proposed development:
- Site access arrangements, including width, kerb radii, and grade; and,
- Appropriate visibility splays based on 85th%ile speeds.

All new or altered site accesses will be subject to S278 agreements.
The proposed access layout will need to be supported by a Stage 1 Road Safety Audit in accordance
with GG 119.
The Draft Local Plan proposes 30 dwellings for the allocated site. The applicant proposes to use a
single access from The Meadway which currently serves circa 70 dwellings. This would result in The
Meadway serving more than 100 dwellings which would fall under the category as a Major Access
Road according to Table 4.1.1.1 in Roads in Hertfordshire: Highway Design Guide 3rd Edition. It is
recommended that as only one access point is proposed, the major access road should be looped
and the connection to the higher category road minimised.
Pedestrian Access
The applicant is required to provide detailed plans demonstrating the pedestrian and cyclist access
arrangements in line with Roads in Hertfordshire: Highways Design Guide 3rd Edition. The existing
conditions for walking and cycling should be explored in the TA.
HCC, as a highway authority would likely expect contributions to improving the pedestrian and cycle
route between the proposed site and Cuffley Railway Station.
Swept Path Analysis
The applicant will need to provide swept path assessments of the proposed development internal
layout and for proposed site accesses to demonstrate that all vehicles accessing the site can both
access and egress the site in a forward gear. The swept path assessments should demonstrate that
refuse and servicing vehicles can safely access, manoeuvre through and egress the site in a forward
gear. The following swept path assessments should be provided:
-

Car, LGV, refuse and fire appliance vehicles entering and exiting the proposed access junction;
Cars entering, turning and exiting the site in a forward gear;
LGV’s and refuse vehicles entering and exiting the site in a forward gear; and,
Fire tenders entering and exiting the site in a forward gear.

Road Safety Audit
A Stage 1 Road Safety Audit will likely be required as part of a full planning application for the
proposed development due to the size, nature and location of the development site. Any proposed
mitigation measures on the local highway network are expected to be supported by a Stage 1 Road
Safety Audit.
Parking (Car and Cycle)
The car and cycle parking standards should be in line with standards set out by Welwyn Hatfield
Borough Council.
Accessibility
Public Transport
The applicant is required to provide an assessment of the accessibility of the site by public transport
to demonstrate there is suitable opportunity for travel by modes other than by private car and to
minimise the trip generation on The Meadway.
Bus stops should be located within a 400 maximum walking distance of any dwellings. The applicant
should give consideration should be given to the need for the diversion of an existing bus route, as

recommended in the Roads in Hertfordshire: Highway Design Guide 3rd Edition for proposals greater
than 50 dwellings.
Walking and Cycling
The applicant is required to provide an assessment of the accessibility of the site by walking and
cycling to/from local facilities and destinations. The applicant is required to demonstrate suitable
access to the properties for pedestrians and cyclists to demonstrate there is suitable opportunity for
travel by modes other than by private car.
Travel Plan
A Full Travel Plan (FTP) will be required to encourage sustainable transport modes and to reduce the
reliance on private vehicles to ensure minimal impact to the highway safety and function as a
consequence of the development. The Travel Plan must be implemented from the first business
occupation in phase 1 to 5 years after phase two.
The TP should be drawn up in accordance with the County Council’s document ‘Hertfordshire’s
Travel Plan Guidance for Business and Residential Development’ as set out at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-anddeveloper-information/development-management/highways-developmentmanagement.aspx#DynamicJumpMenuManager_1_Anchor_6
Construction
A Construction Traffic Management Plan will be required to ensure construction vehicles will not
have a detrimental impact on the vicinity of the site and a condition will be required to provide
adequate parking for construction vehicles on-site to prevent on-street conflict and impacts to the
highway safety. A Construction Traffic Management Plan will be required for all phases of the
construction, including demolition, excavation and construction of all elements of the building.
Planning Obligations / Community Infrastructure Levy (CIL)
Contributions towards local transport schemes will be sought via CIL if appropriate. A S106
Agreement will be required to secure Travel Plan Monitoring fees, Construction Traffic Management
Plan monitoring fees and contributions towards any highway improvements in the immediate
vicinity of the site.
Summary
HCC as highway authority has reviewed the pre-application submission and have no objections to
the proposed development in principle; however, additional information to adjudge the potential
highways impact is required as part of the full application submission for consideration.
The contents of this letter are an informal officer opinion and should not be taken as a formal
response to a planning application. It may not reflect the contents of any formal reply made by the
Highway Authority in response to an official consultation from the LPA on a planning application for
a similar proposal.

Signed
Lindsay McCauley
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