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24/00326/FP _LAND ON, CAMPFIELD WAY, LETCHWORTH GARDEN
CITY, HERTFORDSHIRE (Pages 3 - 8)

REPORT OF THE DEVELOPMENT AND CONSERVATION MANAGER

Redevelopment of site comprising demolition of existing buildings and
provision of 157 dwellings; associated roads, landscaping, open space, car
and cycle parking provision, drainage and infrastructure works and all
associated ancillary works (as amended)

25/02547/FP_LAND TO THE SOUTH AND EAST OF SENUNA PARK,
STATION ROAD, ASHWELL (Pages 9 - 22)

REPORT OF THE DEVELOPMENT AND CONSERVATION MANAGER

Residential development of 36 no. dwellings including creation of vehicular
access off Station Road, associated parking, drainage, amenity space and
landscaping

25/03149/RM _LAND BETWEEN ROYSTON ROAD AND, CAMBRIDGE
ROAD, BARKWAY, HERTFORDSHIRE (Pages 23 - 26)

REPORT OF THE DEVELOPMENT AND CONSERVATION MANAGER

Approval of reserved matters (access, appearance, landscaping, layout and
scale) for the erection of 140 residential dwellings with associated
landscaping, highways, drainage, public open space and ancillary
infrastructure  pursuant to outline planning permission reference
25/02234/S73 granted 03.12.2025
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Agenda Iltem 6

UPDATE 15 February 2026
Planning Control Committee Meeting 16 April 2026
Item 6

24/00326/FP Land at Campfield Way and Highover Road, Letchworth

Following publication of the committee report the following matters have been raised:

1. The stated 53% for social affordable housing tenure in para 4.8, 5.3.3(iv) and 5.13.4
of the affordable housing provision on site to be social rent should have read 51%
social to 49% intermediate tenures. The change is requested by the applicant to enable
a minimum 51% and flexibility for intermediate tenures to be built for social tenure
instead. Officers were aware of the need for flexibility at the time of writing the report.
This change does not affect the outcome of the planning balance.

2. The plans listed in paragraph 4.11 and 4.12 have been reviewed and should read as
follows with changes highlighted in bold:
e Location Plan CW-RTA-XX-XX-DR-A-00001 PLO3
Existing site Plan CW-RTA-XX-XX-DR-A-00002 PL02
Existing site Plan with constraints CW-RTA-XX-XX-DR-A-00003 PL02
Existing Legal Ownership Plan CW-RTA-XX-XX-DR-A-00012 PL02
Existing site open spaces plan CW-RTA-XX-XX-DR-A-00013 PL02
Existing Bungalows-Elevations Sections & PlansCW-RTA-XX-XX-DR-A-00020
PLO2
Existing Site Wide Elevations CW-RTA-XX-XX-DR-A-00030 PL02
e Existing Site Wide Elevations CW-RTA-XX-XX-DR-A-00031 PL02
e Bungalows Highover East & West Elevations CW-RTA-XX-XX-DR-A-00032
PLO2
e Existing Site Wide Elevations — Flat Icknield Way CW-RTA-XX-XX-DR-A-00033
PLO2
Proposed Location Plan CW-RTA-XX-XX-DR-A-00100 PLO6
Proposed Site Plan CW-RTA-XX-XX-DR-A-00101 PL13
Topographic CW-RTA-XX-XX-DR-A 00102 PLO6
Constraints CW-RTA-XX-XX-DR-A 00103 PLO6
Garden City Design Principle Overlay CW-RTA-XX-XX-DR-A-00104 PL06
Building Types Plan CW-RTA-XX-XX-DR-A 00112 PLO7
Building Heights Plan CW-RTA-XX-XX-DR-A-00113 PLO7
Parking Strategy CW-RTA-XX-XX-DR-A-00114 PLO7
Amenity Strategy CW-RTA-XX-XX-DR-A-00115 PLO7
Refuse Strategy CW-RTA-XX-XX-DR-A-00116 PLO7
Fire Strategy CW-RTA-XX-XX-DR-A-00117 PLO7
Existing site levels CW-RTA-XX-XX-DR-A-00118 PL0O3
Proposed Site Management Plan CW-RTA-XX-XX-DR-A-00119 PLO3
Phasing Strategy CW-RTA-XX-XX-DR-A-00120 PLO3
Hard & Soft Landscape Strategy CW-RTA-XX-XX-DR-A-00121, CW-RTA-XX-
XX-DR-A-00122 and CW-RTA-XX-XX-DR-A-00123 PLO7
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Character Areas - The Avenues CW-RTA-XX-XX-DR-A 00130 PLO7
Character Areas - The Lanes CW-RTA-XX-XX-DR-A-00131 PLO7

Campfield East and West Elevations CW-RTA-XX-XX-DR-A-00141 PLO7
Campfield North and South Elevations CW-RTA-XX-XX-DR-A 00142 PL0O4
Campfield 'Accent’' E&W Elevations CW-RTA-XX-XX-DR-A-00143 PL0O3
Campfield 'Footpath' N&S Elevations CW-RTA-XX-XX-DR-A-00144 PL04
Highover East and West Elevations CW-RTA-XX-XX-DR-A-00145 PL03
Highover North and South Elevations CW-RTA-XX-XX-DR-A-00146 PL03
‘Accent’ North and South Elevations CW-RTA-XX-XX-DR-A-00147 PL0O3
Highover East and West Elevations (Bungalows) CW-RTA-XX-XX-DR-A-00148
PLO3

Proposed Site Wide Elevations- Icknield Way CW-RTA-XX-XX-DR-A-00149
PLO3

Visualization Axonometric View 1 CW-RTA-XX-XX-DR-A-00161 PL0O3
Visualization Axonometric View 2 CW-RTA-XX-XX-DR-A-00162 PL03
Construction phasing CW-RTA-XX-XX-DR-A-00180 PL06

Bldg A- Ground, First Floor and Roof Plans CW-RTA-XX-XX-DR-A-00210-
Bldg A- North and East Elevations and Section CW-RTA-XX-XX-DR-A-00212-
Bldg A- Southeast and West Elevations and Section CW-RTA-XX-XX-DR-A-
00213

Bldg F- Ground and First Floor Plans CW-RTA-XX-XX-DR-A-00220 PL08
Bldg F- Second Floor and Roof Plans CW-RTA-XX-XX-DR-A-00221 PL08
Bldg F- South &West Elevations and Sections CW-RTA-XX-XX-DR-A-00222
PLO9

Bldg F- North & East Elevations and Sections CW-RTA-XX-XX-DR-A-00223
PLO8

Bldg J- Ground, First Floor and Roof Plans CW-RTA-XX-XX-DR-A-00230 PL08
Bldg J- South & Northeast Elevations and Sections CW-RTA-XX-XX-DR-A-
00231 PLO9

Bldg J- North & West Elevations and Sections CW-RTA-XX-XX-DR-A-00232
PLO8

Bldg Type H,L Ground, First Floor & Roof Plans CW-RTA-XX-XX-DR-A-00240
PLO8

Bldg Type H,L Street, Elevations and Sections CW-RTA-XX-XX-DR-A-00241
PLO9

Bldg Type H,L Courtyard, Elevations and Sections CW-RTA-XX-XX-DR-A-
00242 PLO8

Bldg P- Ground, First Floor & Roof Plans-.pdf CW-RTA-XX-XX-DR-A-00243
PLO2

Bldg P- Elevations CW-RTA-XX-XX-DR-A-00244 PL03

Bldg Q- Ground, First Floor Plans CW-RTA-XX-XX-DR-A-00250 PL09

Bldg Q- Second floor and Roof Plans CW-RTA-XX-XX-DR-A-00251 PL08
Bldg Q- North & East Elevations and Sections CW-RTA-XX-XX-DR-A-00252
P11

Bldg Q- South & West Elevations and Sections CW-RTA-XX-XX-DR-A-00253
PLO9

Bldg R- Ground Floor Plan & First Floor Plan CW-RTA-XX-XX-DR-A-00260
PLO9
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e Bldg R- Second Floor & Roof Plan CW-RTA-XX-XX-DR-A-00261 PL09

e Bldg R- North & East Elevations and Sections CW-RTA-XX-XX-DR-A-00262
P11

e Bldg R- South & West Elevations and Sections CW-RTA-XX-XX-DR-A-00263

PLO9

Bldg S- Plans, CW-RTA-XX-XX-DR-A-00270 PL09

Bldg S- Elevations and Sections CW-RTA-XX-XX-DR-A-00271 PLO1

Bungalow Type B6 CW-RTA-XX-XX-DR-A-00280 PL09

Bungalow Type B7 CW-RTA-XX-XX-DR-A-00281 PL09

Bungalow Type B8 CW-RTA-XX-XX-DR-A-00282 PL10

Bungalow Type B9 CW-RTA-XX-XX-DR-A-00283 PL10

House Type HH CW-RTA-XX-XX-DR-A-00285 PL10

Terrace T1 HB,HD CW-RTA-XX-XX-DR-A-00290 PL09

Terrace T2 HB,HA,HD CW-RTA-XX-XX-DR-A-00291 P11

Terrace T3 HE,HE CW-RTA-XX-XX-DR-A-00292 PL09

Terrace T4 HC1,HC2,HC1 CW-RTA-XX-XX-DR-A-00293 PL10

Terrace T5 HG,HF CW-RTA-XX-XX-DR-A-00294 PL09

Terrace T6 HG,HG CW-RTA-XX-XX-DR-A-00295 PL10

Terrace T7 B1,B2,B3 CW-RTA-XX-XX-DR-A-00296 PL09

Terrace T7 B1,B2,B3 sections CW-RTA-XX-XX-DR-A-00297 PLO1

Terrace T8 B4,B5 CW-RTA-XX-XX-DR-A-00298 PL10

Terrace T9 HA,HD CW-RTA-XX-XX-DR-A-00299 PL02

Ancillary Bins and Substations 1 CW-RTA-XX-XX-DR-A-00310 PL02

Ancillary Bins and Substations 2 CW-RTA-XX-XX-DR-A-00311 PL02

Appearance 1 of 3 CW-RTA-XX-XX-DR-A-00300 PL02

Appearance 2 of 3 CW-RTA-XX-XX-DR-A-00301 PL04

Appearance 3 of 3 CW-RTA-XX-XX-DR-A-00302 PL0O4

Appearance Details 9-16 CW-RTA-XX-XX-DR-A-00303 PLO1

Material Strategy CW-RTA-XX-XX-DR-A-00305 PL03

Landscape Masterplan LOV23738 101 M

Soft Landscape Proposals LOV23738 11 K-Sheet 1-6 revs S, and Whole Site S

Hard Landscape Proposals LOV23738 12 G-Sheets 1-6 ACD revs J

Proposed External Lighting 220113-2Z-ZZ-DR-E-21001_S3_ P12

Overland flow plan 11895 1104 GTA Civils Rev 5

Site Levels 11895 1102 GTA Civils Rev 9

Drainage strategy 11895 1101 GTA Civils Rev 10

Phase 1 Drainage Strategy 11895 1103 P5 GTA Civils Rev P8

Construction Traffic & Environmental Management Plan Rev G with appendices

by Lovell

3. Paragraph 5.2.2 should read: ‘It requires the main role of key settlement, such as
Letchworth to be the main focus for new development.’

4. Paragraph 5.2.3 should read: ‘Letchworth is planned to accommodate around 2,000 in

total between the Strategic Housing Site, other smaller site allocations for housing,
sites within the existing urban area and any other ‘windfall sites’.’
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5.

In para. 5.3.3 (vi) it is noted that on site BNG provision would provide 8.13% and the
remaining 1.87% would be delivered off site. This will be secured by conditions and
legal obligations.

Paragraph 5.4.1 should read: Section 71 and 72 of The Planning (Listed Building and
Conservation Area) Act 1990 (the LBCA Act) stipulates that when considering whether
to grant planning permission for development which affects a conservation area, or its
setting, special regard shall be had to the desirability of preserving or enhancing the
character and appearance of that area. Effect upon the conservation area
therefore should be given considerable importance and weight. Relevant factors
include the extent of assessed harm and the heritage value of the heritage asset in
guestion.

Paragraph 5.4.20-5.4.22 should be replaced with the following text:

5.4.20 The Historic Environment office at the County Council has identified the Area of
Archaeological Significance (AAS) no.88 and Scheduled Monument of Wilbury
Hill (SM29387) and two bowl barrows (SM20636), which reflect prehistoric
features and neolithic flint tools, Romans finds and medieval burials. As there
is potential; for archaeological remains on this site in close proximity, the site
has been the subject of a desk-based assessment and pre-determination trial
trenching investigations.

5.4.21 On submission of a report on pre-determination trial trenching, HCC Historic
Environment have confirmed that they do not object to the proposals because
the investigations did not reveal any heritage assets with archaeological
significance that would prevent development, but that the site does retain
potential for heritage assets to exist and should be investigated and reported.
The County Archaeologist states: ‘The site lies on the top of a hill within a rich
archaeological landscape. Roman occupation is often found at approximately
1km intervals and a recently discovered Roman settlement to the south of the
railway line at Highover Farm supports this theory. Our site is in an ideal location
to host similar archaeology. Recent communication from North Herts Museum
Service notes that archaeological investigations were conducted to the south of
the site in 1974... These found heritage assets that may date from the Bronze
or Iron Ages and include archaeological features which appear to continue
towards the site.” Conditions are recommended should permission be granted
and set out below, to ensure the WSI is agreed for below ground archaeology,
and for the recording of standing structures.

5.4.22 Overall, as there were no significant finds found on the site during trail trenching,
the proposed conditions following pre-determination trial trenching are
proportionate and a balanced response. The proposals are therefore in
accordance with NPPF paragraph 199 and 203 and NHLP Policy HE4. This
matter weighs as neutral in the planning balance.
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8. The HCC Growth and Infrastructure team noticed an additional contribution in the table
of heads of terms at para 5.13.4 which reflects a previous version of comments. This
line of the table is to be deleted:

Waste Service | Indicative contributions of £125624 (to be | As above
(HCC) index linked) towards increasing capacity at
Letchworth Recycling Centre or provision to
zerve the development and/or provision
serving the development

9. Thetable in paragraph 5.14.5 should be updated to reflect the discussion in proceeding
sections of the committee report, with corrections to the increased weight given to
masterplan and urban design and flood risk and drainage, highlighted in bold in the
following replacement table. This adds further weight to the benefits of the proposals
compared to paragraph 6.1.2, with no further or increased weight given to the harm,
and so the conclusion of Officers remains the same.

Issue Effect Weight
Provision of 157 affordable homes | Benefit* Very significant
Masterplan and urban design Benefit* Significant
Sustainability credentials Benefit* Moderate
Ecology Benefit* Moderate
Flood risk and drainaie Benefit* Moderate
Heritage Less than Great
substantial
harm*
N
Planning obligations Neutral* None
Trees and Greenspaces Neutral* None
Archaeology Neutral* None
Highways Neutral* None
Environmental health Neutral* None
Residential amenity Neutral* None
Primary healthcare Neutral* None

10. Further to paragraph 8.1 and 10.1(c) Officers confirm that the applicant has now given
their written agreement to pre-commencement conditions meaning that the resolution
at paragraph 10.1 can remove point C) and read as follows:

That outline planning permission is resolved to be GRANTED subject the following:

A) The completion of a satisfactory legal agreement, and the applicant agreeing to
extend the statutory period in order to complete the agreement if required; and
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B) Providing delegated powers to the Development and Conservation Manager to
finalise a NHS contribution, and to update conditions and informatives with minor

amendments as required;

B) Conditions as set out below:... (see committee report)
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Agenda Item 7

Application: 25/02547/FP

Location : Land to the south and east of Senuna Park, Station road, Ashwell

Updates to the committee report for the meeting on 16/04/26

1.0 Therfield SSSI

1.1 Following the publication of the report, it has been brought to the case officer’s
attention by ClIr May that the application site is within the 5.8km zone of importance
for the Therfield Health SSSI. Unfortunately, this was missed when the application
was registered due to an error with the constraints map system, which has since
been updated. Both Natural England and the Conservators of Therfield Heath have
been consulted on the application.

1.2 A response has been received from the Therfield Heath Conservators’, which is
attached to this update. In summary, this is seeking a S106 contribution of £680.00
(plus indexation) per dwelling, which is £24,480.00 (plus indexation) under the
Therfield Heath SSSI Mitigation Strategy to be put towards the ‘signage and web
initiative’ programme. At this time, this has been put to the applicant for his review
and agreement, and the amended recommendation to the application, as set out
below, allows for this to be agreed by delegation to the Development and
Conservation Manager.

2.0 Ashwell Parish Council Sports Pavilion

2.1 Further to the committee report, there is no update on this matter. The applicant has
agreed to pay towards the sports pavilion but the amount is still not agreed. The
recommendation of the application allows for this matter to be agreed by delegation
to the Development and Conservation Manager.

3.0 HCC Growth and Infrastructure

3.1 An updated response dated 10/04/26 has been received, which is attached to this
update. This sets out that the previous response was based on an incorrect dwelling
mix, and as a result, the contributions sought have been decreased. Therefore, the
figures set out in the committee report at paragraphs 3.6 and 4.3.30 are no longer
correct. The previous and new figures are: (NB all are to be indexed linked to BCIS
1Q2024 plus BCIS regional Factor for education):

Contribution As set out in the report New amount sought
Secondary education £439,126.00 £342,425.00
towards the expansion of
Knights Templar Secondary
School, Baldock

SEN education £63,760.00 £59,919.00
Childcare contribution Not sought £7,681.00
towards increasing the
capacity of 0-2 year old child
care
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Childcare contribution £643.00 £504.00
towards increasing the
capacity of 5-11 year old
child care at Ashwell
Primary School

Library service towards £10,630.00 £10,127.00
increasing the capacity at
Baldock Library

Youth Service Contribution £7,250.00 £6,111.00
towards increasing capacity
through resource
requirements to support the
delivery of youth work

Waste Service — recycling £7,609.00 £7,249.00

centre

Waste Service — Transfer £10,641.00 £10,138.00

station

Fire and Rescue Service £15,451.00 £3,229.00 (indexed linked to

BCIS 2Q2025).

Sustainable Transport £354,996.00 No change - £354,996.00

3.2 Monitoring Fees — HCC will charge monitoring fees. These will be based on the

number of triggers within each legal agreement with each distinct trigger point
attracting a charge of £420 (adjusted for inflation against RPI January 2024). For
further information on monitoring fees please see section 5.5 of the Guide to
Developer Infrastructure Contributions.

At the time of writing this update, the applicant has not agreed these revised figures.
An update on this will be provided a the meeting.

An updated response from Place Services has been received, dated 09/04/26. This
has not changed the recommended conditions, which are recommended at BNG2
below, and at conditions 8, 10, 11 and 12 in the committee report.

There is an error in the report as the BNG conditions have not been published in the
committee report. The two conditions are:

3.3

4.0 Place Services Ecology
4.1

5.0 BNG Conditions

51

52 BNG1:

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990 is that planning permission granted for the development of land in England is
deemed to have been granted subject to the condition "(the biodiversity gain
condition") that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and

(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a
Biodiversity Gain Plan if one is required in respect of this permission would be North
Hertfordshire District Council.
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There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply
(https:/Iwww.gov.uk/guidance/biodiversity-net-gain-exempt-developments ).

Based on the information available this permission is considered to be one which will
require the approval of a biodiversity gain plan before development is begun because
none of the statutory exemptions or transitional arrangements are considered to

apply.
BNG2:

A Habitat Management and Monitoring Plan (HMMP) for significant on-site
enhancements, prepared in accordance with the approved Biodiversity Gain
Plan, shall be submitted to, and approved in writing by the local authority, prior to
commencement of development, including:

a) a non-technical summary;

b) the roles and responsibilities of the people or organisation(s) delivering the
HMMP;

¢) the planned habitat creation and enhancement works to create or improve
habitat to achieve the on-site significant enhancements in accordance with
the approved Biodiversity Gain Plan;

d) the management measures to maintain habitat in accordance with the
approved Biodiversity Gain Plan for a period of 30 years from the
completion of development;

e) the monitoring methodology in respect of the created or enhanced habitat
to be submitted to the local planning authority; and

f) details of the content of monitoring reports to be submitted to the LPA
including details of adaptive management which will be undertaken to
ensure the aims and objectives of the Biodiversity Gain Plan are achieved.

Notice in writing shall be given to the Council when the:

o0 initial enhancements, as set in the HMMP, have been implemented; and
o habitat creation and enhancement works, as set out in the HMMP, have
been completed after 30 years.

The created and/or enhanced habitat specified in the approved HMMP shall be
managed and maintained in accordance with the approved HMMP.

Unless otherwise agreed in writing, monitoring reports shall be submitted in
years 1, 3, 5, 10, 15, 20, 25, and 30 to the Council, in accordance with the
methodology specified in the approved HMMP.

The Council shall only issue approval of the habitat creation and enhancement
works until:

o the habitat creation and enhancement works set out in the approved

HMMP have been completed; and

0 a completion report, evidencing the completed habitat enhancements, has
been submitted to, and approved in writing by the Local Planning

Authority.

Reason: To satisfy the requirement of Schedule 7A, Part 1, section 9(3) of the
Town and Country Planning Act 1990 that significant on-site habitat is delivered,
managed, and monitored for a period of at least 30 years from completion of
development.
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6.1 That planning permission be GRANTED subject to the following resolutions:

1. The receipt of a no objection response from the LLFA and the imposition of any
conditions delegated to the Development and Conservation Manager;
2. The agreement of the sports pavilion payment delegated to the Development and

3. The completion of a S106 legal agreement for the HoTs as set out above and the
inclusion of the sports pavilion contribution, all indexed linked;

4. An extension of time as required to address the above; and

5. The conditions and informative as set out below:

6.0 Revised recommendation

6.1 Paragraph 6.1 of the report states:
Conservation Manager;

6.2

The updated recommendation for this application is that planning permission be
GRANTED subject to the following resolutions:

1. The receipt of a no objection response from the LLFA and the imposition of any
conditions delegated to the Development and Conservation Manager;

2. The agreement of the sports pavilion payment delegated to the Development and
Conservation Managetr;

3. The agreement of the Therfield Heath SSSI mitigation strategy payment delegated
to the Development and Conservation Manager;

4. The completion of a S106 legal agreement for the HoTs as set out above in this
update note with the inclusion of the sports pavilion and Therfield Heath SSSI
mitigation strategy contribution, and the affordable housing contribution as set out in
the committee report all indexed linked;

5. An extension of time as required to address the above; and

6. The conditions and informative as set out in the committee report with the addition
of the BNG conditions as set out above.
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THERFIELD

~, HEATH

& GREENS

The Conservators of Therfield Heath and Greens
The Therfield Regulation Trust

c/o Royston Golf Club, Baldock Rd, Royston, SG8 5SBG

Registered Charity No. 277881

Chair: Clive Hall

Monday, 13 April 2026
By Email only to

anne.mcdonald@north-herts.gov.uk
planning.control@north-herts.gov.uk

Dear Anne MacDonald

25/02547/FP : Residential development of 36 dwellings (Land to the South And East Of Senuna
Park Station Road Ashwell).

S106 and the Therfield Heath SSSI Mitigation Strategy

We wrote to Mr Nigel Smith on Tuesday, 24 February 2026 as the Conservators of Therfield Heath
and Greens (hereinafter ‘we’) were concerned that the Conservators, and indeed, Natural England,
had not been consulted about this planning matter even though it seems to fall within the 5.8 km
Outer Zone of Influence of the Therfield Heath SSSI mitigation strategy (which is itself a material
planning consideration). We did not see the letter on the portal but I made sure to refer to the correct
planning reference as above.

Clearly it is disappointing that we have not had a reply to our letter and NHC have still not extended
us the opportunity of a consultation. However, that is perhaps a matter that Mr Smith, NHC planning
department, Natural England and we can discuss another time. We note this is going to the planning
committee on Thursday 16 April 2026. Please ensure that this letter is circulated to all committee
members before the planning committee meeting and placed on the public portal.

The development is of a size and proximity to Therfield Heath SSSI to trigger the Therfield Heath
SSSI Mitigation Strategy from the NHC Local Plan 2022 (being within the 5.8km outer zone of
influence). See extract from the strategy below.

Map 4: 5.8 km wider Zone of Influence around Therfield Heath SSSI
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mailto:anne.mcdonald@north-herts.gov.uk

Specifically the proposed development site (starting in the south east corner) is :

e Just under 4 km from Thrift Farm/Kings Ride the western edge of our SSSI; and
e Justunder 5.6 km from our Therfield Road car park.

The SSSI site, and our car parking, will be a draw to potential new residents. Mitigation measures,
we say, are required given the proximity as shown on the agreed/published strategy map. As
mentioned before, we looked at the council’s public planning portal and note that NHC do not appear
to have consulted Natural England. Using MAGIC maps, and selecting the correct location, suggests
to us that consultation with Natural England appears necessary for a development of this sort.

Identify Results x

555! Impact Risk Zones - for o de e likely i n terrestrial $SSls and when to consult Natural

Z User Guidance MAGIC pdf

2 htmi?

tion=527451 239616

Given that it is our view that the Therfield Heath SSSI Mitigation Strategy is engaged, our letter to
you today Monday 13 April 2026 is designed to ensure proportionate measures, in support of the
Therfield Heath SSSI Mitigation Strategy, are put in place.

This is to ensure that all parties:

e you as the local planning authority;

e us as the Statutory body who manage SSSI; and

e Natural England who oversee the SSSI
all meet our respective obligations under s28(g) of the Wildlife and Countryside Act 1981 (ie “to
further the conservation and enhancement of the flora, fauna or geological or physiographical
features by reason of which the site is of special scientific interest” ).

When the Therfield Heath SSSI Mitigation Strategy is engaged we are all aware of the advice within
it ; and of the need for robust mitigation measures to be in place.

We all know that where the evidence, and required (and agreed) mitigation measures, are not in
place then appeal cases show that Planning Inspectors do refer back to the ‘precautionary principal’
and have - on many occasions- refused permission because of the risk of an unmitigated harm to a
SSSI site.

Given what we say above about the Therfield Heath SSSI Mitigation Strategy being engaged by this
matter it is important that NHC has secured ‘agreed’ mitigation measures before considering
granting planning permission. This is because planning conditions cannot retrospectively secure
mitigation or evidence fundamental to the principal of development?.

1's28(g) of the Wildlife and Countryside Act 1981

2 It has been suggested that further assessment of potential impacts on the SSSI, could be secured by condition. However,
the Guidelines for Preliminary Ecological Appraisal (CIEEM, Jan 2018) make clear that, in line with Government guidance,
ecological surveys should normally be completed and any necessary measures to protect biodiversity identified before
permission is granted. Moreover, conditions can only be imposed in relation to Reserved Matters and cannot
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We draw to your attention that “Developer Contributions” supplemental planning document states
at 8.3.3 (page 61) that contributions towards provision or projects within the SSSI [are]

to be delivered in agreement with Natural England and / or the Conservators of Therfield
Heath.

Given the “and/or” it would read to us as if you need at the very least our agreement (you may wish
to seek our agreement and that of Natural England if you prefer). As we have not been consulted or
contacted about this matter there is — quite clearly - nothing on the table to which we can agree.
Natural England do not appear to have been asked for their view either.

So this may be something of a quandary for the NHC planning committee meeting on Thursday 16
April 2026 : what agreement will be present at the meeting to deal with mitigation? As I say, the
Conservators are happy to meet with NHC planning staff — as they were in February - when I wrote
to NHC.

As we all recognise Therfield Heath SSSI is a very important greenspace both locally and nationally.
These much-needed contributions, via s106, are directed by our volunteers and staff to sustain this
important SSSI reserve. It is worth reflecting on the importance given to the local SSSI sites within
the current North Herts Local plan. I think paragraph 4.162 is the most pertinent point :

“Whilst there are no biodiversity sites designated at the European level in the District, for
example Ramsar sites, Special Areas of Conservation or Special Protection Areas, there are
a number of nationally designated sites. Strict protection and control will be applied to all
national designations in accordance with the conservation of Species and Habitats
Regulations (2010). These designations include six Sites of Special Scientific Interest (SSSIs)
as shown on the Policies Map and eight designated Local Nature Reserves (LNRs).” (my
emphasis)

When it comes to strict protections under the Conservation of Habitats and Species Regulations 2017
the Conservators are, of course, a competent authority within the meaning of regulation 7.

Therfield Heath SSSI Mitigation Strategy Benchmarks

Under the strategy the developer is expected to fund measures to mitigate the impact on the SSSI of
housebuilding. The benchmark (see page 44 of the strategy) focussed on the Ivy Farm 3 development
(Feb 2019) which is within the 1.9km inner zone of influence.

In summary the benchmark establishes that a development in the inner 1.9km zone should provide:
e On-site high quality SANG at or above 8 ha per 1000 population
e £1000 (indexed) per dwelling for “management measures” to mitigate the impact on the SSSI
of housebuilding
e A capital contribution towards facilities on or near the Heath, (the benchmark was £100k for
the development)

Presently there is no benchmark for the outer 5.8km zone. However, the strategy considers the
impacts within this outer zone as being 4/7 of those in the inner zone (the inner zone producing an
average of 14 visits as per § 2.2.9 and the outer zone only 8 as per § 2.2.11).

retrospectively secure evidence or mitigation fundamental to the principle of development (our emphasis) see
planning appeal APP/D0840/W/24/3354604 from December 2025.
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The strategy also recognises that given the nature of the outer zone being more rural it would not
expect to drive any SANG requirement. In this zone the only contributions are likely to be financial.

Using the 4/7 proportion the benchmark figure in Feb 2019 would be £570 per dwelling (to which
you must add the required indexation). Accordingly, as at Q1 2025 the indexation increased the
benchmark to about £1190 per dwelling for the inner zone and £680 per dwelling for the outer zone.

Each s106 agreement should recalculate the indexed figure based on the date of the agreement. Within
NHC the team handling these sums know this calculation. The above therefore is an example of how
indexation would work from 2019 to 2025. Clearly the calculation will be redone to the correct date
were NHC to seek to agree mitigation measures with us.

S106 from this development

The Conservators’ view is that it is appropriate to request a payment per dwelling at a value that is
proportionate to 4/7 of the inner zone strategy benchmark (and indexation).

No capital or SANG provision is being sought from this development based on it being rural and in
the outer zone. An indicative figure after indexation to Q1 2025 is, as we say, £680 per dwelling.
Clearly this sum will be revised to Q2 2026, or later depending on the date of agreement.

The strategy also asks that funding be directed at specific projects. This can be tricky to achieve when
there is a delay between initiatives on the SSSI and payments coming on stream, so the Conservators
would like to suggest a project (with a fall back should that project for whatever reason not go ahead
or should the money not be on stream at the right moment to fund it).

Target Initiative and Fall back

Recently the Conservators have begun a feasibility study that will lead to a Signage and Website
project focussing on increasing visits to our Greens in Therfield. One of the barriers to the general
public using the Greens in Therfield (rather than Therfield Heath SSSI) is a lack of understanding of
where they are, and what facilities and experiences they offer to visitors.

This project is intended to plan, monitor and drive visitor interest in the Greens as an alternative to
Therfield Heath SSSI. In some cases we expect this project to spin off other funding requirements
for car park spaces etc. The focus of this spend will be on Signage and accessible website information
so we can build on existing routes set up and waymarked by Therfield Parish Council.

We believe this initiative will meet the requirements of NE and NHC in delivering the SSSI
Mitigation Strategy and make a useful contribution to shifting some footfall away from the SSSI.

In the event that a fall back becomes necessary we would suggest the funds are logged against
“Management Measures” which (as described in the strategy) will fund warden and other activities.
To assist our cash flow, we would like you to stipulate that the funds come on stream when
development commences.

In summary our recommendation is that funds are paid to the Conservators/Therfield Regulation Trust
as follows :
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The developer commits to pay £680 (plus indexation) per dwelling in this development, for the
“Signage and Web initiative (Greens)” via a s106. Payment to be made in full when development
commences.

If the development is delayed, or this initiative does not proceed, or too much time passes such
that payment can no longer be linked to the initiative, then the same amount of S106 will go into
the unallocated “Management Measures” fund to be assigned to another initiative via the NHC
/ NE process and / or to continue to fund the Warden roles as described in the strategy document.

The Conservators hope this meets with your expectation.

However, should it not, or should you think there are other factors to consider, we suggest a brief
meeting involving yourself, ourselves and Natural England to understand what issues or other factors
may be in play. The strategy promotes a collaborative and continuous review / improvement style

approach and so such a meeting would be appropriate if one is needed.

We strongly suggest that we all must meet if any sum, other than the one we set out herein (being
the benchmark + indexation), is to be presented as being appropriate, suitable, or up for agreement.

This SSSI and the wider Heath has a defined historic, cultural and natural importance to everyone in
the neighbourhood.

These funds are vital for its survival.
Your sincerely,
Carol Fossick

Clerk to the Conservators of Therfield Heath
Clerk to the Trustees of the Therfield Regulation Trust

Cc Betsy Brown Natural England
Cc Sarah Clarkson Natural England
Cc Sarah Munro Natural England
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Growth & Environment
Executive Director: Mark Doran

North Hertfordshire Council

Council Offices

Gernon Road

Letchworth Garden City

Hertfordshire

SG6 3JF

10 April 2026

Dear Planning Officer

Hertfordshire

Growth & Infrastructure Unit
Hertfordshire County Council
Postal Point: CHN114

Farnham House

Six Hills Way

Stevenage, Hertfordshire SG1 2FQ
www.hertfordshire.gov.uk

Respond to: growth@hertfordshire.gov.uk

Updated response by HCC’s Growth & Infrastructure Unit to 25/02547/FP
Land South And West Of Senuna Park, Station Road, Ashwell

| am writing in respect of planning obligations sought towards non-transport services
to minimise the impact of development on Hertfordshire County Council Services for
the local community. Based on the information to date for the development of 36
dwellings we would seek financial contributions towards the following projects:

HOUSES FLATS
A) Open B) A) Open B)
Number of | Market & Number of Market &
Affordable Affordable
Bedrooms Shared Bedrooms Shared
. Rent . Rent
Ownership Ownership
1 0 0 1 0 6
2 2 2 2 1 1
3 4 0 3 0 0
4+ 20 0 4+ 0 0
Total 26 2 Total 1 7
Trajectory
Year 2026 2027 2028 2029 2030 2031
Units 36
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PLEASE NOTE; If the tenure or mix of dwellings changes, please notify us
immediately as this may alter the contributions sought

Secondary Education Contribution towards the expansion of Knights Templar
Secondary School, Baldock, and/or provision serving the development (£342,425
index linked to BCIS 1Q2024 and BCIS Regional Factor)

Childcare Contribution towards increasing the capacity of 0-2 year old childcare
facilities in the North Herts Rural East Family Centre Reporting Locality and/or
provision serving the development (£7,681 index linked to BCIS 1Q2024)

Childcare Contribution towards increasing the capacity of 5-11 year old childcare
facilities at Ashwell Primary School and/or provision serving the development (£504
index linked to BCIS 1Q2024)

Special Educational Needs and Disabilities (SEND) Contribution towards new
Severe Learning Difficulty (SLD) special school places (EAST) and/or provision
serving the development (£59,919 index linked to BCIS 1Q2024 and BCIS Regional
Factor)

Library Service Contribution towards increasing the capacity of Baldock Library
and/or provision serving the development (£10,127 index linked to BCIS 1Q2024)

Youth Service Contribution towards increasing capacity through resource
requirements to support the delivery of youth work with young people in the area
and/or provision serving the development (£6,111 index linked to BCIS 1Q2024)

Waste Service:

Recycling Centre Contribution towards increasing the capacity at Letchworth
Recycling Centre or a new recycling centre in Baldock and/or provision serving the
development (£7,249 index linked to BCIS 1Q2024)

Transfer Station Contribution towards increasing capacity through the new
Northern Transfer station and/or provision serving the development (£10,138 index
linked to BCIS 1Q2024)

Fire and Rescue Service Contribution towards increasing the capacity through the
expansion of Baldock Fire Station and/or provision serving the development (£3,229
index linked to BCIS 2Q2025)

Monitoring Fees — HCC will charge monitoring fees. These will be based on the
number of triggers within each legal agreement with each distinct trigger point
attracting a charge of £420 (adjusted for inflation against RPI January 2024). For
further information on monitoring fees please see section 5.5 of the Guide to
Developer Infrastructure Contributions.

2
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The CIL Regulations discourage the use of formulae to calculate contributions
however, the County Council is not able to adopt a CIL charge itself. Accordingly, in
areas where a CIL charge has not been introduced to date, planning obligations in
their restricted form are the only route to address the impact of a development. In
instances where a development is not large enough to require on site provision but
is large enough to generate an impact on a particular service, an evidenced
mechanism is needed to form the basis of any planning obligation sought. HCC
views the calculations and figures set out within the Guide to Developer
Infrastructure Contributions as an appropriate methodology for the obligations
sought in this instance.

The county council methodology provides the certainty of identified contribution
figures based on either a known or estimated dwelling mix, the latter of which might
be agreed with the local planning authority based on expected types and tenures set
out as part of the local plan evidence base. This ensures the contributions are
appropriate to the development and thereby meet the third test of Regulation 122 of
the Community Infrastructure Levy Regulations 2010 (amended 2019): “fairly and
reasonably relates in scale and kind to the development”.

Please note that current service information for the local area may change over time
and projects to improve capacity may evolve. This may potentially mean a
contribution towards other services could be required at the time any application is
received in respect of this site.

Justification

The above figures have been calculated using the amounts and approach set out
within the Guide to Developer Infrastructure Contributions Hertfordshire County
Council's requirements) document, which was approved by Hertfordshire County
Council's Cabinet 12 July 2021 and is available via the following link: Planning
obligations and developer infrastructure contributions | Hertfordshire County Council

In respect of Regulation 122 of the CIL Regulations 2010 (amended 2019), the
planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.
Recognition that contributions should be made to mitigate the impact of
development are set out in planning related policy documents. The NPPF states
“‘Local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions or planning
obligations.” Conditions cannot be used cover the payment of financial contributions
to mitigate the impact of a development The NPPG states “No payment of money or
other consideration can be positively required when granting planning permission.”
The development plan background supports the provision of planning contributions.
The provision of community facilities is a matter that is relevant to planning. The
contributions sought will ensure that additional needs brought on by the
development are met.
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(ii) Directly related to the development.

The occupiers of new residential developments will have an additional impact upon
local services. The financial contributions sought towards the above services are
based on the size, type and tenure of the individual dwellings comprising this
development following consultation with the Service providers and will only be used
towards services and facilities serving the locality of the proposed development and
therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.

The above financial contributions have been calculated according to the size, type
and tenure of each individual dwelling comprising the proposed development (based
on the person yield).

PLEASE NOTE THE FOLLOWING:

Consult the Hertfordshire Fire and Rescue Service Water Officer directly at
water@hertfordshire.gov.uk, who may request the provision of fire hydrants through
a planning condition.

| would be grateful if you would keep me informed about the progress of this
application so that either instruction for a planning obligation can be given promptly
if your authority is minded to grant consent or, in the event of an appeal, information
can be submitted in support of the requested financial contributions and provisions.
Should you require any further information please contact the Growth &
Infrastructure Unit.

Yours faithfully

Angela Simpkins
Growth & Infrastructure Officer
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Agenda Iltem 8

Item 8 — 25/03149/RM — Land Between Royston Road and Cambridge Road, Barkway -
Updates

Clarity on the Draft North Herts Design Code:

Reference has been made throughout the main body of the officer report to policies
contained within the Draft North Herts Design Code. The report does not clarify the
weighting to be given to the design code. Given that the design code has not yet been
adopted, the weight given by officers in consideration of this application is limited.

Summary of consultee comments received following 19/03/26 reconsultation:

The reconsultation was to notify interested parties of the receipt of amended plans and
documents that had been corrected to include Bridleway 018 to the northeast of the site.
Amendments had also been made to the landscape management plan and planting plans.

All comments received are available to view in full on the NHC website.

= Environment Agency:
= No comments.
= Barkway Parish Council:
= Concerns relating to the balance of visitor parking throughout the site.
= Difficult to distinguish the planting scheme along the southern boundary of the
site.
= No ‘Overall Site Perspective’ plan of the site viewed from the south.
= Want to see continuation of hedging along bridleway and ensure that no
changes are made to the gated entrance onto Cambridge Road.
= Environmental Health:
*= No further comments.
= HCC Highways:
= No objection.
= Natural England:
= No objection —The mitigation suggested by Natural England was considered
at the outline planning stage within the officer report and it not relevant to this
reserved matters application.
= NHC Housing Officer:
= Repeat of original consultation response raising concerns around the
provision of the two bungalows and that one bungalow should be changed to
a 3-bed M4(3) bungalow. These comments have been addressed within the
officer report.
» Lead Local Flood Authority:
= Addressed within the officer report. Objection to the discharge of Condition
21, which no longer forms part of the consideration of this application.
= HCC Public Rights of Way:
»= No additional comments.
= NHC Ecologist:
= No objection subject to Ecological Enhancements condition.
= Sports England:
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= No comments.
= Anglian Water:

= No comments.
= Historic England:

= No comments.

Recommended Additional Condition:

In order to comply with the implementation of the Future Homes Standard of March 2028,
some, but not all plots, within the development will need to meet this standard, which
includes the installation of PV panels. It is not know which plots would require solar panels
and therefore the following condition is therefore recommended.

‘Prior to their installation, details of any solar photovoltaic (PV) panels to be installed as part
of the development hereby approved, including their siting, design and appearance, shall be
submitted to and approved in writing by the Local Planning Authority. The PV panels shall
thereafter be installed in accordance with the approved details.

Reason: To ensure that any solar photovoltaic panels are appropriately designed and
integrated into the development, in the interests of high-quality design, in accordance with
Policy D1 of the North Hertfordshire Local Plan and Section 12 of the National Planning
Policy Framework.

Amendment to Existing Conditions:

Condition 6 - Ecological Enhancements

The applicant has requested that pre-commencement conditions be avoided where possible.
Therefore, Condition 6 has been amended to be ‘prior to above slab level

Original wording:

No development shall take place until an Ecological Enhancement Plan (EEP) for the
creation of new wildlife features such as the inclusion of integrated bird/bat boxes in
buildings/structures and hedgehog highways has been submitted to and approved in writing
by the local planning authority. Swift bricks should be used where building heights allow.

To ensure development is ecologically sensitive and secures biodiversity enhancements in
accordance with Policy NE4 of the North Hertfordshire Local Plan (2011-2031) and the
National Planning Policy Framework.

Amended wording:

Prior to any above slab level development approved by this application, an Ecological
Enhancement Plan (EEP) for the creation of new wildlife features such as the inclusion of
integrated bird/bat boxes in buildings/structures and hedgehog highways must be submitted
to and approved in writing by the local planning authority. Swift bricks should be used where
building heights allow.
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To ensure development is ecologically sensitive and secures biodiversity enhancements in
accordance with Policy NE4 of the North Hertfordshire Local Plan (2011-2031) and the
National Planning Policy Framework.
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