PLANNING AND REGULATORY COMMITTEE

26" July 2017

PLANNING APPLICATIONS FOR DETERMINATION

Item 1:
Location:

Description:

Applicant:
Agent:

Date Received:
Officer Contact:

Ward Councillors:

07/16/1369/F

Cheshunt Football Club, Theobalds Lane, Cheshunt
Hybrid application comprising part full, part outline for:

A new stadium with up to 5,192 seats, 66 no. one
bedroom apartments, 70 no. two bedroom flats, 22 no.
three bedroom houses and 28 no. four bedroom houses,
highway access works, internal works and supporting
infrastructure [Full application]

New facilities for Cheshunt Football Club in use classes,
D1, D2 and sui generis - [Outline Application - matters
reserved relating to internal layout and external
appearance].

Western Block — New sports, community, leisure and
commercial use in use classes A1, A3, A4, A5, B1, D1 and
D2 [Matters relating to internal layout reserved]

Mr Dean Williamson

Waller Planning

14.12.2016 Date of Committee: 26.07.2017

Peter Quaile Expiry Date: 16.03.2017

Clir Crump, McCormick and Clir Siracusa

RECOMMENDED that: planning permission be granted subject to, submission to and
clearance by the Secretary of State, the applicant completing a planning obligation

under s.106 of the Town and Country Planning Act 1990 (as amended) for the terms set
out in this report and the conditions at the end of this report.

1.0 CONSULTATIONS

1.1 HCC Highways — no objection subject to conditions [see paragraphs 8.28-8.36].

1.2 HCC Environment — Requests planning obligation contribution to fire hydrants
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1.3

1.4

1.5

1.6
1.7
1.8

1.9

1.10

1.11

1.12

1.13

2.0

2.1

3.0

3.1

HCC Flood Risk Management — Response to amended scheme awaited and a
verbal update can be provided at committee.

Highways England — No objection subject to an attendance limit of 2000 persons

Environment Agency — No objection subject to a condition requiring details of an 8
metre buffer zone either side of the Trinity Marsh Ditch

Herts & Middx Wildlife Trust — No objection
Natural England — No response
Historic England — No objection

Environmental Health — No objection in principle subject to conditions and financial
contribution towards air quality management in the vicinity of the site.

Thames Water — Requests a condition to deal with sewage disposal and piling
methods

Sport England — No objection as statutory consultee as the proposal meets
Exception 4 as set out in their terms of reference: but subject to conditions and
legal agreement in relation to timing and delivery of the new stadium, 3G pitch and
community facilities

The Wormley and Turnford Society — Objects to the development in the Green Belt
served by a narrow road and with implications for traffic generation on the A10
leading to Junction 25 of the M25.

CPRE - Objects to inappropriate development within the Metropolitan Green Belt
and comments that the Council will need to satisfy itself as to the necessity of the
proposed number of dwellings in relation to the enabling nature of the proposal.

PUBLICITY

The application was advertised by means of three site notices at and around the
site, newspaper advert and individual neighbouring letters to 137 adjacent residents
including properties in Montayne Road, Theobalds Lane, Friends Avenue and
Albury Ride. The consultation period expired on 10th January 2017.

REPRESENTATIONS

208 letters of objection and comment have been received from local residents
along with a petition from 131 households opposing the scheme. 120 letters of
support have also been received from residents and from others who use the
existing sports facilities. The objectors raise concerns in the following terms:

There will be increased noise from the stadium and new houses
There are not enough doctors and good schools have waiting lists
Social housing will bring its own problems

What revenues will the Council gain from the development?
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Neighbours are really concerned about increased traffic volumes, it is nightmare
when Spurs play matches, it will be impossible to get to Cedars Park and the
gym will cause additional traffic.

Theobalds Lane is a racetrack and the A10 junction is an accident waiting to
happen

There will be noise, vibration, dust and pollution from the construction works

All trees on the boundary should be retained/replaced/infilled if damaged
Houses will be more susceptible to burglary while building work is in progress
This area is a flood plain and the development will reduce the area for heavy
rain to be absorbed

The new three storey houses and boundary trees will overshadow nearby
houses and change the openness of the area by extending into high quality
Green Belt

The stadium is overbearing and significantly larger than it needs to be

This scheme would build into the Green Belt open area which separates
Broxbourne and Enfield - all the open space in the Borough is being lost

This land will only make a limited contribution to the Borough's housing
allocation

Train and bus services are already inadequate — will these be improved?

There is already congestion in the moming at the Theobalds Lane/A10 junction
so this scheme will be a danger to cyclists and school children

House values on Montayne Rd will be reduced and there will be noise and dust
from the major construction

There will be pressure on local sewerage systems

Montayne Rd will become a rat run when traffic congestion gets worse

How many more sports facilities are needed at the cost of loss of green space?
If there are going to be 5192 spectators will there be a park and ride scheme?
The scheme is just a money-making venture at the expense of local people
There will be a serious impact on the beauty of Cedars Park from the
development and it will be harder to access the Park

The A10/Theobalds Lane junction is already an accident blackspot and this
scheme will make it worse — it is too narrow for lorries

The traffic will make the bad air pollution even worse

Traffic will travel even faster if the chicane is removed

The townhouses would be ugly and characterless

Giving permission would make this into valuable land and the benefits should go
to the whole community

The development would make the current littering even worse

A transport plan will be needed if the stadium of this size is approved

The area is inundated with traffic on match days

There should be another access/roundabout on the A10 to take new traffic

Is there enough parking for the houses? This is already a problem on the Lane
The yellow lines in Montayne Rd should be kept

The traffic on the Lane is almost as bad as before the A10 by-pass was built
The density is inappropriate and out of context with the local area

The design of the townhouses is out of keeping with the local neighbourhood
There could be dual access by connecting with Albury Ride

The developer should not be allowed just to build the residential — the
committee should ensure that the planned stadium goes ahead
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4.0

4.1

4.2

4.3

4.4

e The tree screening will take time to mature

The range of housing should be inclusive for the community including the
elderly and young

More spectators will mean more anti-social behaviour

The consultation period should not have been undertaken over Christmas

If the Club is successful it would be a major problem for the local area

There could be additional traffic queuing onto the link road

People already park in surrounding streets for the Club and Cedars Park

RELEVANT LOCAL PLAN POLICIES

The following policies of the Borough of Broxbourne Local Plan Second Review
2001-2011 (adopted December 2005) apply:

GBC2 Development within the Metropolitan Green Belt
SUS6 Air Quality

SUS10 Noise Sensitive Development

SUS11 Light Pollution

SUS12 Development on Contaminated Land

SUS17 Flood Prevention

SUS18 Surface Water Drainage

H2 Maximising the Development Potential of Sites
H8 Design Quality of Development

H11 Housing Densities in New Development on Unallocated Sites
H12 Housing mix

H13 Affordable Housing

HD13 Design Principles

HD14 Design Statement on Local Character

HD16 Prevention of Town Cramming

HD18 Trees, Hedgerows and Woodlands

HD22 Community Safety

RTC1 Hierarchy of Town and Local Centres

T3 Transport & New Development

T10 Cycling Provision

T11 Car Parking

IMP2 Community & Infrastructure needs linked to new development

The Borough Supplementary Planning Guidance (SPG) (August 2004} is relevant
in this case as it provides design guidance for all forms of development.

The National Planning Policy Framework (NPPF) 2012 also needs to be considered
as it sets out the Government’s planning policies for England and how these are
expected to be applied.

The Borough of Broxbourne Draft Local Plan July 2016 was agreed by Cabinet for
consultation 12" July 2016 and is a material consideration in determining this
application. In particular, draft Policy CH5: Cheshunt Football Club and CH&: Albury
Farm Landscape Protection Zone are of relevance to this current application.
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5.0 LOCATION AND DESCRIPTION OF SITE
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5.1

5.2

The application site lies to the north of Theobalds Lane and just to the east of the
A10 within the Cheshunt South and Theobalds ward. To the east of the site,
running north — south connecting Albury Ride with Theobalds Lane is Albury Walk
which is a public right of way [Cheshunt 011]. To the west of the site are a strip of
arable farm land which separates the club from the A10, a pumping station
associated with Theobalds Brook and the access to the Paul Cully Bridge. To the
south of the site across Theobalds Lane is The Cedars Park while to the north is
land in the club’s ownership which has football pitches and the recently-constructed
3G pitch. Also to the north, outside the applicant’s land ownership is the club
building of Cheshunt Rifle and Pistol Club. Bounding the site to the east are
dwellings on Montayne Road and Albury Ride along with the playing field of Holy
Trinity Primary School.

The roughly L-shaped site has an area of just over 7.5 hectares and has a natural
fall to the south and east. The entire application site lies within the Metropolitan
Green Belt (MGB). Theobalds Brook runs west — east through the southern edge of
the site and is a main river tributary. The southern part of the site [including the land
which is proposed for houses] is made ground, being a former landfill site which
was backfilled with inert waste. The southern part of the site also falls within Flood
Zone 2 as designated by the Environment Agency. A Tree Preservation Order was
imposed 3™ July 2017 on and around the south of the site LT6-298 [No.10] 2017
which in terms of the proposed development covers a small group of trees and a
single sycamore near to the south-eastern corner of the site. The existing stadium
which has a standing a seated capacity of around 2000 runs on a north-south
alignment with the existing club rooms, function suite and changing rooms along
the western side of the pitch facing the car park. The existing access from
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Theobalds Lane lies in the south-western corner of the site but there is another,

currently unused, vehicular access over the brook which is around 80 metres from
the eastern boundary.

The northern boundary wall to The Cedars Park is grade 2 listed and the site of

Theobalds Palace which is a scheduled ancient monument lies immediately to the
south of that boundary wall.

Existing Stadium

Existing Ciub Buildings and Entrance




6.0

6.1

6.2

PROPOSAL

This is a hybrid application in which the majority of the development, namely the
houses, flats, stadium core, parking areas and accesses is the subject of a detailed
planning application. The clubhouse and facility block to the north side of the new
stadium along with the office/community building to the west of the new stadium are
the subject of an outline application with their internal layout and external
appearance reserved for future detailed submissions. The applicant has submitted
an indicative internal layout of the clubhouse building at the north of the site but the
western block is proposed for a wide range of flexible uses as set out in the
description with the final layout and balance of uses to be determined in a future
application, The 50 houses would be laid out to the south-eastern corner of the
site. The 136 apartments would be to the southern and eastern sides of the new
stadium with their rear walls being shared with the structure of the stadium and
there would be four corner towers of 19 flats each. The residential accommodation
is proposed as enabling development which would allow construction of the
stadium with an eventual seated capacity of 5192 spectators along with provision of
the club houseffunction rooms at the north end of the stadium and the
office/community space which flanks the west part of the proposal.

‘| Birds-Eye View from the South-West

The proposed new stadium building would be constructed initially with its concrete
base, rear structural wall and roof in place along with 1000 seats. The apartments
to the southern and eastern sides would be set out over four floors while the corner
towers would be ground and five upper floors. The club facilities would be on three
storeys and the office/community block facing west would rise to four storeys. The
50 houses to the south-eastemn part of the site would be three storey town houses.
The design for the stadium, western block and associated flats would be modern
with flat roofs and considerable areas of feature glazing. The houses would be
constructed of facing brickwork with a parapet and flat roof. The design would be
relatively conventional but with modern over-sized window openings and rusticated
ground floors as key elements in their composition.
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6.3

6.4

6.5

7.0

7.1

Access for vehicles to the stadium and the associated club facilities and
office/community space would be via the existing opening to Theobalds Lane while
the houses and majority of the apartments would be reached by re-opening the
entrance further to the east along Theobalds Lane, using the existing culvert over
the brook. As part of a package of road improvements, there would be ftraffic
calming features and signage along Theobalds Lane from the mini roundabout with
Dudley Avenue up to the main site entrance and an amended junction radius at the
A10/Theobalds Lane junction to improve access from the dual carriageway for
larger vehicles. Car parking would be mainly in-curtilage for the housing areas
while there would be a combination of surface car parking and parking underneath
the southern and eastern blocks which would serve the apartments, stadium,
clubhouse and office/community space.

The application is supported by a comprehensive suite of documents as follows:

Design and Access Statement

Planning Statement

Economic Viability Statement (confidential)
Transport Assessment

Drainage Strategy

Air Quality Assessment

Land Contamination Risk Assessment
Flood Risk Assessment

Habitat and Bio-diversity Survey

Travel Plans for the residential and commercial elements
Stadium Event Management Plan

The applicant undertook pre-application consultation with local residents, Council
officers and elected representatives.

RELEVANT PLANNING HISTORY

There is an extensive planning history at this site in connection with the long term
operation of the football club and associated activities. The most recent planning
history is as follows:

e Planning permission granted 9™ January 2017 for “erection of ball stop netting
around playing pitches at Cheshunt Football Club” [Ref: 07/16/1255/F]

e Planning permission granted 9" January 2014 to “replace existing 8no.18m
floodlight columns with 4no. new 18m floodlight columns, demolition of existing
main stand and erection of new spectator stand” [ref: 07/13/1015/ F].

e Planning permission granted 25" October 2013 for “re-modelling of existing
football pitches to bring them in line with the Football Association’s
recommended standards and the installation of an all-weather synthetic pitch
with floodlighting” Ref: 07/13/0574/F]. Phase1 of this permission has been
implemented and the second phase is under way.
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8.0

8.1

8.2

8.3

APPRAISAL
The main issues for consideration in this case are as follows:

i. Principle of enabling residential development and construction of a new
stadium and associated facilities;
ii. Green Belt and Playing Fields;
iii. Principle of retail and other proposed uses
iv. Impact on amenity of neighbouring residential properties;
v. Design, layout, and scale;
vi. Highway safety and Parking;
vii. Drainage and Flood Risk;
viii. Heritage assets;
ix. Trees, landscaping and Ecology;
x. Other matters
xi.  Affordable Housing; and Planning Obligations

Principle of development at the football club site

Members will be aware that the Council is the long [999 years] leaseholder of this
site and that Hertfordshire County Council is the freeholder. The existing club
tenant has a 30 year lease from this Council with 23 years remaining. Prior to the
draft allocation in the new Local Plan there was considerable discussion with the
Football Club about future prospects for the stadium. The long term aspirations of
the current football club owners, in partnership with this Council have been
recognised by the Council through its provisional allocation for the redevelopment
of the stadium and the enabling commercial and residential development within the
draft Broxbourne Local Plan 2016. The draft Policy CH5; Cheshunt Football Club
envisions a new community stadium enabled via residential and commercial

development [albeit the draft Policy proposes a development of ¢. 120 new homes]
Green Belt

In terms of the broader policy context, the entire site falls within the Green Belt and
Members will be aware that under the policy framework of the adopted Local Plan
and the NPPF, new buildings, save for specified exceptions, constitute
inappropriate development. Paragraph 89 of the NPPF notes six categories of
operational development which are exceptions to the general prohibition including
bullet 2 which supports “appropriate facilities for outdoor sport, recreation and
cemeteries, as long as it preserves the openness of the Green Belt....” Although
the redeveloped stadium clearly provides new sporting facilities, it is equally
apparent that the overall development significantly reduces the openness in this
part of the Green Belt. The consequence is that the proposal represents
inappropriate development for which the applicant is required to demonstrate very
special circumstances given that inappropriate development in the Green Belt is by
definition harmful. Although the areas of the site which have been subject to
mineral extraction constitute previously developed [brownfield] land, the current
proposal could not be characterised as not having a greater impact on openness
than the existing uses.
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