PLANNING AND REGULATORY COMMITTEE

10t November 2020
PLANNING APPLICATIONS FOR DETERMINATION

Item 1: 07/18/0514/F

Location: Cheshunt Football Club, Theobalds Lane, Cheshunt,
Herts, EN8 9LY

Description: Area 1 - New stadium with capacity for up to 2000

spectators. 53 no. 1 bedroom apartments, 62 no. 2
bedroom apartments, 26 no. 3 bedroom houses and 22
no. 4 bedroom houses, {163 Residential Dwellings)
highway access works, internal roads and supporting
infrastructure
Area 2 - Northern block - New facilities for Cheshunt
Football Club in use classes D1, D2 and sui generis -
matters relating to internal layout and appearance
reserved.
Area 3 - Western block - New sports, community, leisure
and commercial uses in use classes A1, A3, A4, A5, B1,
D1 and D2 - matters relating to internal layout reserved.
{Resubmission of 07/16/1369/F)

Applicant: Mr Dean Williamson

Agent: Waller Planning

Date Received: 22.05.2018 Date of Committee: 10.11.2020
Officer Contact: Peter Quaile Expiry Date: 21.08.2019

Ward Councillors: Clir Crump, Clir Monaghan and Clir Siracusa

RECOMMENDED that planning permission be granted subject to 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.

Background

This scheme is re-presented to Members following deferral from September 2020
committee. It had been held in abeyance pending adoption of the Local Plan, following
legal advice from Counsel on the prudence of refusing the application on the grounds
which Members resolved at committee in December 2018, namely the impact on the
Metropolitan Green Belt. The site is no longer in the Green Belt following adoption of the
Local Plan in June of this year. The full re-consultation has taken place and the result is
set out below at the start of the complete committee report.
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1.0

CONSULTATIONS

NOTE: The revised responses are in italics with the original below in each case

1.1

1.2

1.3

1.4

1.5

1.6

1.7

1.8

1.9

1.10

1.11

1.12

HCC Highways - Objection on grounds of insufficient information and the possible
implications for highway safety, convenience and sustainable travel and impact on
air quality. [see paras 8.19 10 8.27]

No objection subject to conditions

HCC Environment — No response
Requests planning obligation contribution to fire hydrants

HCC Flood Risk Management — Responds that the original commenis stand
unaltered.
No objection subject to conditions

Highways England — No response
No objection

Environment Agency — Responds that the previous no objection comments are
unchanged
No objection

Heris & Middx Wildlife Trust — No objection following clarification from the applicant
No objection subject 10 a condition ensuring appropriate enhancements 1o bio-
diversity

Natural England — No response
No objection

Historic England — Confirms no comment to offer
No comment to offer

Environmental Health — No response. A verbal up-date will be provided io the
Commitiee

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

Thames Water — No objection in respect of foul or surface water disposal. The
water supply will need to be upgraded to deal with the new development and
requests a condition to deal with this issue as well as one to confirm piling methods
Reguests a condition to deal with sewage disposal and piling methods

Sport England — Responds that the comments are unchanged

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 — No response
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
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1.13

2.0

2.1

3.0

3.1

CPRE - No response

Objects to inappropriate development within the Metropolitan Green Belt,
commenting 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,
noting that the scheme is largely based on a draft and unadopted Local Plan policy
and expressing reservations as to the adequacy of 650 parking spaces for the
complex.

PUBLICITY

The application was originally advertised by means of three site notices at and
around the site, newspaper advert and individual neighbouring letters 1o 137
adjacent residents including properties in Montayne Road, Theobalds Lane, Dudley
Avenue, Grenville Close, Friends Avenue and Albury Ride. The residents were re-
consulted in full following deferral from September committee with the consultation
period expiry on 16th October 2020.

REPRESENTATIONS

76 further letters of objection and comment have been received from local residents
to add to the 105 previously sent to the Council. The applicant has re-submitted
120 letters of support for the current application from residents and wider users of
the club facilities and the petition of support with 413 signatories remains on file.
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

There will be loss of established football pitches

The development of shops will harm the local town centre

The development would harm the historic Cedars Park and potential

archaeology

|s the Council monitoring the existing construction works?

e The revised scheme does not address the reasons for refusal

The letters of support are on standard forms and should be given little credence

as many are out of date and not from local people

The land should stay in recreational use

Emergency vehicles will not access local area due to congestion

The club should look for lottery and other sources of funding

There will be more littering from the site on match days

The area will be more dangerous for school children and elderly people

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

All trees on the boundary should be retained/replaced/infilled if damaged

The new three storey houses and boundary trees will overlook and overshadow

nearby houses, be intrusive and change the openness of the area by extending

into high quality Green Belt

¢ 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

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

¢ There is already congestion in the morning at the Theobalds Lane/A10 junction

and traffic speeds coming from Crossbrook St
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The local and strategic roads will not be able to cope with this development
House values in the area will be reduced and there will be noise and dust from
the major construction

It is not clear how high above ground level the new houses will be

There will be pressure on local sewerage systems the infrastructure is already
over-stretched

The scheme is just a money-making venture for the owners

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

There |s not enough parking for the houses or the stadium, there is already a
problem on the Lane on weekends

The height of the flats and stadium will be overbearing and out of context with
the local area

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

There is not enough green space on the site

More spectators will mean more anti-social behaviour

It is fantasy to state that this could help the Club get league status

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

Will the local drainage cope with the new development?

The amount of flats in this congested area is wrong

There should be a condition ensuring HGVs only access from the A10

Does the site have Japanese Knotweed still present?

Has the existing material placed on the site been validated as not containing
forbidden substances?

There is already light pollution from the existing pitches and this scheme will
produce even more noise

Laura Trott is nearby, there is no need for more sporting facilities

Residents were not told this site was to be removed from the Green Belt

New dwellings will make Cedars Park overwhelmed

During the school run, there are cars parked on both sides of Montayne Road,
this development will make the situation worse

Is there any affordable housing or houses for key workers as this is near the
train station

The scheme is too high and will impinge on views from the Green Belt

More policing is needed for this area

Air quality is already bad and will deteriorate if this goes ahead

This scheme does not have widespread local support

Why is the development company working at a much lower margin than is
usual?

What contamination is now coming through?

There will be harm to local wildlife- there should be an independent report on
the site’s eco system

Felling of trees along Theobalds Lane

The 5T weight limit on Theobalds Lane is already ignored

There have been a number of accidents at this junction in recent years

The height of soil along Albury Walk makes it feel unsafe

Has an independent valuation of the land taken place?

The needs of a football club are being put ahead of the residents

If the club goes under the council could be left with a white elephant
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4.0

4.1

Fire risk — will the new measures be properly policed by the Council
Montayne Road is used as a rat run and this would make it worse
There will be an increase in crime

If the club moves away will this become one large housing estate?
There should be at least a signal controlled crossing for children

The development would be too close 10 protected trees

The size of the stadium is unnecessary for the attendances

We are supposed to be walking and cycling more but this will cause the
opposite

The scheme will reduce places for youngsters to play football

This development would not add quality, just unappealing future slums

The letters of support from local residents, sports clubs, community groups, schools
and businesses stress the benefits which would accompany redevelopment of the
club and its facilities such as:

e Provision of new sport, community and business facilities

Safeguarding the future of the football club and all its satellite community
activities

Promotion of healthier lifestyles

Improving sports provision for young people over the next 10-15 years
Would be a catalyst for future investment in Waltham Cross

Support the club in growing its range of teams, community and education
programmes

RELEVANT LOCAL PLAN POLICIES

The following policies of the Borough of Broxbourne Local Plan 2018-2033 adopted
June 2020 apply:

PM1 Sustainable Place Making

CH6 Cedars Park

CH7 Cheshunt Football Club

DSC1 General Design Principles
DSC4 Management and Maintenance
ED1 New Employment Uses

EQ1 Residential and Environmental Quality
EQ2 Air Quality

EQ3 Lighting

EQ4 Noise

EQ5 Contaminated Land

H1
H2
H4

Making Effective Use of Urban Land
Affordable Housing
Housing Mix

HE2 Development Affecting the Historic Environment

NEB1 General Strategy for Biodiversity

NEB4 Landscaping and Biodiversity in New Developments

NEBS5 Protected Trees and Hedgerows

ORC2 Loss of Open Space, Leisure, Sport and Recreational Facilities
ORC4 Community Uses

PO1  Planning Obligations
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4.2

4.3

5.0

5.1

RTC1 Retail Hierarchy

TM1  Sustainable Transport

TM2 Transport and New Developments
TM3 Access and Servicing

TM4 Electric Vehicle Charging Points
TM5 Parking Guidelines

W4  SuDS

W5  Flood Risk

The Borough Supplementary Planning Guidance (SPG) (2004 amended 2013) is
relevant in this case as it provides design guidance for all forms of development.

The National Planning Policy Framework (NPPF) 2019 also needs to be considered
as it sets out the Government's planning policies for England and how these are
expected to be applied.

LOCATION AND DESCRIPTION OF SITE

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 over the
A10. To the south of the site across Theobalds Lane is The Cedars Park while to
the north lies land in the club’s ownership which contains re-constructed football
pitches and an artificial turf 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.

]

ggsggﬁgﬁr?mﬁ Location Cheshunt Football Club Theokalds Lane Cheshunt Hertfordshire
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@ BROXBOURNE BOROUGH COUNCIL Title Planning Application 07-18-0514-F

1364.64
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5.2

5.3

The roughly L-shaped site has an area of just over 7.5 hectares and has a natural
fall 1o 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 10 the south-eastern corner of the site. The existing stadium
which has a standing and 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
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 adjoining other grade 2
buildings and lies immediately to the south of that boundary wall.

Existing Club Buildings




South Eastern corner showing level change
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6.0

6.1

6.2

6.3

6.4

PROPOSAL

The football club’'s aspirations remain to move higher in the FA pyramid and to
provide a new community stadium with modern changing, physio, training and
community facilities along with club, educational and function rooms at the northern
end of the stadium. New offices and community space would also be provided for
the Borough in the western block. The new stadium complex would be developed
by means of the enabling residential accommodation and part of the income
derived from the function rooms, offices and community space would help the Club
improve its standard on the football field while it developed still further the youth
and other associated activities which are integral components of a community-
based sports facility

In pursuit of its aspirations the Club has submitied a revised hybrid application
which seeks to address the four reasons for refusal attached to the decision in
August 2017. The scale of development is reduced in terms of dwelling numbers
and stadium capacity, the design of the houses has been amended, full highway
information has been provided to the Council and to HCC as local highway
authority and the relationship of the scheme to dwellings on the eastern boundary
has been clarified.

The majority of this new scheme, 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 is the subject of an outline
application with the internal layout and external appearance reserved for future
detailed submissions. The office/community building to the west of the new stadium
is in outline with the internal layout reserved. 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 10 be determined in a future
application. The 48 three and four bedroom houses would be laid out 10 the south-
eastern corner of the site. The 115 apartiments 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 15 flats each.
The flat roofs of these two apartment complexes would provide roof gardens for the
residents. The residential accommodation is proposed as enabling development
which would allow construction of a new stadium with a capacity of 2000 spectators
along with provision of the club house/function rooms at the north end of the
stadium and the office/community space which flanks the western part of the
proposal.

With the introduction of the new use classes order at the start of September, the
uses proposed within the buildings have been re-classified so that the clubhouse
facilities would now fall within the new class E, the bar, food and drink facilities
would be sui generis [not fall within a particular class] while the function and
training rooms would now be in class F1. The proposed uses remain unchanged in
the application.
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Birds-Eye View from the South-Wesi

Perspective view of the east-facing flats
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6.5

6.6

The proposed new stadium building would be constructed initially with its concrete
base, rear structural wall and roof in place 1o establish a 2000 spectator capacity.
The apartments to the southern and eastern sides would be set out over three
floors while the corner towers would be ground floor car/cycle parking and refuse
storage with four upper floors. The club facilities and the office/community block
facing west would be three storeys. Apart from the club building which would have
a reduced length, the remainder of the stadium/flatted complex would be one floor
lower than the refused scheme. The 48 houses to the south-eastern part of the site
would be three storey town houses apart from the four two storey end terrace
houses at the eastern extremity of the development. The design for the stadium,
western block and associated flats would be modern with flat roofs and
considerable areas of feature glazing. The house designs would be conventional
with pitched roofs and traditional materials including facing brickwork, natural slate
roofs, stone detailing and rendered ground floor facades.

N\

Proposed Site Layout

The Cedars Park ===

In terms of the Club’s status within the Footbhall League, it is currently within the
Isthmian League Premier Division which represents the third tier in the National
League pyramid. On the basis of the Club’s current and proposed ground capacity,
it would not be able to progress to the next tier above this without increased ground
capacity via greater seating provision. That is not now the subject of this planning
application.
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6.7

6.8

6.9

7.0

71

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 corner towers 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

Archaeological Assessment
Economic Viability Statement
Transport Assessment

Drainage Strategy

Air Quality Assessment

Noise Assessment

Land Contamination Risk Assessment
Flood Risk Assessment

Habitat, Tree 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 25" QOctober 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 approaching completion.

e Planning permission granted 99 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/
Fl.

Al2



Planning permission granted 91" January 2017 for “erection of ball stop
netting around playing pitches at Cheshunt Football Club” [Ref:
07/16/1255/F]

Permission was refused 15" August 2017 under reference 07/16/1369/F for:

Area 1 - New stadium with up to 5,192 seats, 66 no. 1 bedroom apartments,
70 no. 2 bedroom apartments, 22 no. 3 bedroom houses and 28 no. 4
bedroom houses, highway access works, internal roads and supporting
infrastructure.

Area 2 - Northern block - New facilities for Cheshunt Football Club in use
classes D1, D2 and sui generis - matters relating to internal layout and
appearance reserved.

Area 3 - Western block - New sports, community, leisure and commercial
uses in use classes A1, A3, A4, A5, B1, D1 and D2 - matters relating to
internal layout reserved.

The four reasons for refusal were as follows:

The design of the houses is not in keeping with the adjacent area which would
result in an incongruous development which is contrary to Policy HD14 of the
Borough of Broxbourne Local Plan adopted December 2005, draft Policy DSC1 of
the Broxbourne Local Plan July 2016 and section 7 of the NPPF: Requiring Good
Design.

The scale and density of the development would resulft in harm to the openness
of the greenbelt which is not sufficiently outweighed by very special
circumstances. The proposal is therefore contrary to section 8 of the NPPF:
Protecting Green Belt L and and in particular, paragraph 89.

Insufficient information has been submitted with the planning application and in
advance of the infrastructure requirements of the emerging local plan being
established, it cannot be determined that the local highway network is capable of
supporting the proposed development with the stadium operating at full capacity
of 5,192.

Insufficient information has been submitted relating to the ground height of the
proposed houses in relation to neighbouring houses in Montayne Road. As a
result the Council is not in a position to fully assess the impact on amenity for
residents adjoining the application site to the east.
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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;

i) Principle of retail and other proposed uses

i) Impact on amenity of neighbouring residential properties;

iv) Design, layout, and scale;

v) Highway safety and Parking;

vi) Drainage and Flood Risk;

vii) Heritage assets;

viii)Trees, landscaping and Ecology;

ix) Other matters

x) 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 20 years remaining. Prior to the
allocation in the new Local Plan there was extensive 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 allocation for the redevelopment of the stadium and the
enabling commercial and residential development within the Local Plan 2018-2033.
Policy CH7; Cheshunt Football Club sets a vision for a new community stadium
enabled via residential and commercial development with circa 165 new dwellings.
The Policy now reads as follows:

Cheshunt Football Club will be developed as a mixed sporting, community,
commercial and residential development comprising:

1. Enhanced facilities and football stadium;

2. A development of approximately 4,000 square metres net floorspace for
community, business, leisure and ancillary retail uses;

3. Approximately 165 new homes.

The site will be developed in accordance with a comprehensive masterplan.
Incremental development of the area will be resisted.

The entire football club site has been removed from the Green Belt following
adoption of the Local Plan.

The current application consists of a new stadium with associated club facilities,
163 new dwellings and a commercial block [the western side of the proposed
stadium] of net 4000sgm. It is considered that the principles of the scheme are
fully in accordance with the three components which make up Local Plan
Policy CH7.

The proposal is covered by a comprehensive masterplan for the site as required
under the terms of Policy CH7.
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8.4

8.5

8.6

8.7

The impact on the local and wider area relates to views into the site from the A10,
Theobalds Lane, the built up area which includes Montayne Road and Friends
Avenue along with views south and west from the public foot/cyclepath which links
Albury Ride and Theobalds Lane. The tallest elements of the scheme would be the
residential towers on the corners at 16.75m [lowered by 2m from the previous
scheme] while the town houses would rise 10 a height of 9.95m and the two storey
end terraces would be just over 7m to their ridge. The most open views of the site
would be from the north across the football training pitches which would provide
clear views of the development. The main public views from the east would be from
the public right of way but the visual impact would be mitigated by the ¢.2m level
difference on this side. Houses in Albury Ride, Friends Avenue, Montayne Road
and Theobalds Lane would all have views of the development and the outlook from
these houses/gardens would be altered by the ends of the housing terraces along
with the stadium and flats at a greater separation distance [circa 90m at the nearest
point to the flatted block at the south-eastern corner of the stadium]. From the
south, views into the site [especially in summer/autumn] would be heavily screened
by the mature tree screen which runs along Theobalds Lane adjacent to the brook.
From the east, the setting is dominated by the footbridge over the A10 and there
are some trees and hedgerows 1o act as partial cover.

Overall, despite the existing trees, especially to the south and proposals for
additional boundary trees and landscaping, there will be a significant change to the
vistas from most viewpoints around the site. Although there is an existing football
stadium with 18m floodlight columns, spectator stands and single storey clubhouse
and changing facilities and the site for the houses is chiefly landfill, there would
undoubtedly be a significant change to this part of the Borough. Members will of
course be aware that there is already significant activity on this site with associated
impacts from traffic, floodlights and noise from the pitches/stadium. The overall
development is considered to be on a scale more suited to its location in relation to
its residential neighbours and that the amended, more modest scheme is worthy of
Council support.

It is considered that as amended from the refused scheme the principle of
the scale and nature of development are acceptable. The proposal would
provide enabling development essential to the enhancement of the football
stadium and the ancillary supporting facilities and income streams for the
club’s development. The scheme is considered to comply with Local Plan
Policy CH7 which sets out the Council’s vision for the application site.

Principle of retail and other uses

The scheme includes within its proposed scope, a unit of commercial/community
floorspace on the western side of the stadium. This accommodation would be used
1o generate income to help fund the future development of the football club and
could also contribute to Council community funding if the Council was to take a
stake in this building. The application has been made in terms of a flexible range of
uses including retail, restaurant, offices and assembly/leisure activities. Such uses
are normally directed towards established town centres by adopted Policy RTC1
and by the NPPF 2019 which re-affirmed the town centres policy set out in the 2012
national guidance. There is a requirement in local and national policy to apply a
sequential test to proposals for town centre uses and it is also important to
demonstrate that the scheme would not have a materially adverse impact on the
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8.8

8.9

nearby town centre in Waltham Cross. The proposal set over three floors has a
floorspace of around 6400sgm [of which 4000sgm would be in the western block].
This would represent a net increase of over 5000sgm when set against the existing
club facilities.

It is considered that the scheme could not readily pass the sequential test as it is
highly likely that much of the range of uses could be accommodated within the
existing town centre where there are retail and restaurant premises available.
However, there are material considerations in this particular case which help
support the proposal. First, the site is allocated in the adopted Local Plan for
enabling development [including offices]. The Council's stated planning objective
for the site is to promote residential and commercial development to fund a
community asset in the form of a stadium along with assistance in developing the
football club and its community base in the long term. This is a unique situation
within this Borough and the club cannot develop enabling facilities anywhere apart
from on their leased land and it is logical in this context 10 include it within the
envelope of the new stadium complex. The commercial impact on Waltham Cross
town centre needs 10 be considered in this assessment but it is difficult to be
specific in this regard when the range of potential uses is wide and intentionally
kept flexible to meet the needs of potential tenants. It is most likely that uses in the
western block would have synergies with the club uses on the site and could
include yoga studios, medical practitioners and other similar operations. There is
also the potential for small office occupiers and similar users which would provide
additional floorspace in the south of the borough. In order to mitigate any potential
harm to retailing in the local town centre, it is proposed that a maximum of 500sgm
retail floorspace should be imposed by condition to prevent a significant
concentration of out of town shopping on this site which would be contrary to local
and national policies. At the present time, it is impossible to be precise in the
potential limitation of other uses. It is therefore recommended that the precise mix
be deferred to a reserved matters application by condition along with its internal
disposition. It is considered that, with the above limitation on retail floorspace, the
scheme is worthy of Members' support in terms of the range of uses and impact on
the vitality and viability of Waltham Cross town centre.

Design. layout and appearance

Stadium and Flatted Blocks

The low rise and functional buildings which characterise the football club are of
minimal architectural merit, but do have limited visual impact given the set back
from the road, tree screening to the south and level difference at the eastern
boundary. The 18m lighting columns are the most widely-visible element of the site,
especially during the hours of darkness. The proposed stadium, surrounded on all
four sides by development has been designed in detail for the purposes of this
application on its southern, eastern and western flanks along with the four corners
which would contain

60 units of the flatted development of 115 residential units. The design of the
apartment blocks with flat roofs, extensive areas of glazing and a construction in
facing brick with render accents is modern. The deep balconies and render features
would set off traditional brick facades and the compositions would include deep
articulation and a good balance of vertical and horizontal visual cues. There would
be feature full height glazed stair/lift cores to the corner blocks which would add

A16



visual interest to the more prominent edges of the stadium. The flat roofed design
would be angular in its profiles and overall appearance but with the well-balanced
composition and substantial areas of glazing it is considered 10 have the potential
to be a striking addition 1o the building stock in the borough.

Fiats and Stadium

Southern Facade

Eastern Facade
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Indicative Clubhouse floor plans
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8.10 A similar modern design has been proposed for the western elevation shown on the

8.1

birds-eye view above. This element would echo the materials of the detailed design
around the eastern and southern flanks albeit with less articulation due to the
difference in proposed uses. The exiernal appearance of this flank would be
acceptable, subject to the approval and use of high quality materials, the design of
the block to the north of the stadium would be reserved by condition for future
determination by the Council.

Houses

The three storey townhouses and two storey end terraces proposed for the eastern
part of the site have been significantly re-worked 1o have a more traditional external
design. The brickwork facades would be complemented by natural slate pitched
roofs, stone feature banding and headers along with projecting rendered bays and
ground floor rustication. Red brick and slate roofs with contrasting render/stone are
suitable traditional materials set within a conventional design for the houses. The
revised design, subject to submission of the precise specification for materials is
considered to be suitable for its setting and overall to be acceptable.
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Proposed Town Houses

MATERIALS
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8.12 With regard to the living conditions on site for future occupants, the applicant has
submitted detailed information in relation to the amenity likely to be encountered by
occupiers of the dwellings. Whilst there is obviously a potential for noise and light
intrusion on the flats which sit to the southern and eastern flanks of the stadium and
to each corner, future residents would be clearly aware of the situation of their flat
and of the pattern of activity which would be associated with close proximity to a
sports stadium. There have been examples of successful development of similar
form and function, such as at Leyton Orient FC and given that buyers would be well
aware of the context the intermittent disturbance to flats adjoining the pitch is
considered to be acceptable. The impact from light and activity would be far less in
the housing element of the scheme but the future residents would again be fully
aware of their dwelling's context.

Proposed Housing Layout
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8.14

8.15

8.16

8.17

One side of the site would face the A10 across the car park and the intervening
farmer's field. There would be impact from the A10 as the primary source of traffic
noise but at the distance of more than 150m it is considered that standard double
glazing would be sufficient to deal with road noise. The flats to the south side of the
site would not be subject to excessive traffic noise from Theobalds Lane and overall
the light and noise levels on site are considered 1o be acceptable.

Turning to air quality, as on the previous, larger scheme, the applicant has
submitted modelling data which indicates that across the site there would be
acceptable levels of air quality. The Council found that impact acceptable and given
the reduced impact of the proposed development it is considered that this scheme
is not objectionable in this regard. However, as there is an air quality management
area on the A10 corridor there should be additional monitoring of air quality and this
could be achieved via a financial contribution of £2000 towards future monitoring of
air quality levels in the local area. The issues around on-site air quality are
considered in this context to be acceptable.

With regard 1o space standards and levels of amenity for future occupants, all the
flats and houses would comply with the local Supplementary Planning Guidance
and Nationally Described Space Standards in relation to overall unit, bedroom and
bathroom sizes and the flats would be logically stacked in respect of uses/noise
disturbance. The garden sizes and privacy distances bhetween the town houses
similarly meet Council SPG standards and there would be no material impact on
daylight/sunlight from adjacent houses within the layout. Although it has not been
possible 1o provide open communal amenity space at ground level for the
apartments, there would be a communal roof garden for residents in the southern
and eastern blocks and each individual flat would have a balcony. Furthermore,
residents would generally benefit from open views out from the apartments and
Cedars Park is situated across Theobalds Lane for residents wishing to access an
outdoor space. The density of development in the housing element of the scheme
is less than 30 dwellings per hectare.

Overall it is considered that this scheme represents a high quality standard of
layout and design that would contribute to the character and appearance ot
the local area. The living conditions on site would be acceptable for future
residents. The proposal therefore complies with Local Plan Policies PM1,
DSC1, EQ1, EQ2, EQ3 and EQA4.

Impact on amenity of neighbouring properties

Local Plan Policy EQ1 aims to ensure that new development proposals do not
materially harm the amenities of existing residents. The nearest residential
properties that are likely to be immediately affected by the proposed development
are to the east along Theobalds Lane, in Montayne Road, Friends Avenue and
Albury Ride/Walk. In terms of uses, it would be the re-built stadium which could
have the potential to generate noise disturbance which could be disruptive 1o
neighbours rather than conventional houses/flats. As amended, the future capacity
of the stadium would be 2000 persons which is no greater overall than the existing
seated/standing capacity of the stadium. The new stadium would almost fully
enclose the pitch and spectator areas which would naturally limit the amount of
noise transmitted to the nearby houses.
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Eastern boundary of Proposal

The flats would be over 110 metres distant at their nearest point from the dwellings
to the east so would have minimal impact on amenities enjoyed by existing
residents in terms of light and privacy. The proposed houses which would be
nearest 1o the boundary to the east would all flank onto existing dwellings/gardens
and the end terraces have now been revised 10 be two storey dwellings with a
hipped roof. The drawing above has been supplied by the applicant to clarify the
relationship between the development and existing houses on Montayne Road. The
red lines on the inset plan indicate where the cross-sections are taken and these
indicate that the distances from the end wall of the new houses to the main fagade
of the bungalows would be 31m and 51m/49m to the houses further south along
Montayne Road. Although the land at the football club is already elevated and
would be raised above a 0.9m capping layer the substantial separation distance
between the proposed and existing houses along with a landscape screen is
considered to give rise 10 an acceptable relationship on that boundary. There would
be no windows facing east in the end walls of the new houses to cause loss of
privacy and the balconies would be set in an additional 3m from the edge of the
end houses minimising the potential for disturbance. Details of the landscape
screening along the eastern boundary will be important in further mitigating the
impact of development on the adjoining residents but overall it is considered that
there would not be a materially adverse impact on amenity in the terms set out in
the Borough-wide Supplementary Planning Guidance [Updated November 2013].
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8.22

Overall it is considered that the proposal has been adequately clarified in the
context of the previous refusal and complies with Policy EQ1 as it would
maintain adequate amenity for the neighbouring properties and future
occupiers of the proposed development.

Highways/Parking

With regard to traffic generation as a result of the proposed development, there
was discussion between the applicant and HCC after the refusal of the previous
application. The applicant has submitted an updated transport assessment with the
planning application and this has been reviewed in technical detail by HCC
Highways as local highway authority. The volume of traffic has been modelled in
relation to the stadium being at a capacity of 5192 spectators, with occupation of
the ancillary/associated uses and the 186 residential units in the revised scheme. In
this respect the supporting information has not changed despite the amendments
now proposed 1o reduce the scale of the development.

The application includes detailed proposals to upgrade the two existing vehicle
accesses [one of which currently lies dormant], to improve/ widen the Theobalds
Lane/A10 junction, to install dropped kerbs and tactile paving along Theobalds
Lane and to install traffic calming features in the form of three speed cushions
along the western part of Theobalds Lane between the existing entrance and
Dudley Avenue. The existing chicane on Theobalds Lane caused by road
subsidence on the bank of Theobalds Brook is not at present proposed to be
altered but it is proposed that planning obligation monies from the development will
be dedicated towards those works once the remaining operational requirements
have been put in place.

The assessment of the revised proposal covers trip generation and distribution and
traffic impact. In examining these relevant issues the report has included collision
data on local roads, this Council's strategic highway model, traffic surveys, access
arrangements including junctions and swept paths for vehicles along with public
transport access and walking/cycling modes of transport. On being consulted in
2018 the County Council as Local Highway Authority [LHA] concluded that it did not
wish to restrict the grant of planning permission subject to a range of planning
conditions to include junction visibility, stadium event management plan,
construction traffic management, delivery of pedestrian, bus and traffic calming
features/facilities and on-site parking management. On re-consultation in October
2020, the County Council as LHA determined that the scheme should now be
refused due to lack of information, particularly with respect to the introduction of
LTP4, the revised NPPF and the air quality directive issued by national
government. The comments from the County Council highlight that the scheme
does not give priority to access for all and does not offer adequate pedestrian and
cycle links for future users of the site. It also points out the there are now larger
refuse freighters than when they agreed the layout in 2018. Although Members may
wish to note that LTP4 and the revised NPPF were both published documents prior
to the previous letter of no objection by the County Council, it is clearly valid to
highlight how the scheme could be improved, including optimising access for
pedestrians and cyclists and ensuring that servicing can be readily achieved. To
that end the applicant is updating the layout to take these issues on board and a
verbal update will be provided at committee.
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In terms of parking, the stadium currently has an unmarked-out parking area to the
west of the site which the applicant estimates can hold 150 cars. The scheme has
been amended so that there would be no increase in stadium capacity which
means that any additional parking requirement would be generated by the new club
facilities, commercial/community building and by the proposed dwellings.

As for the residential element of the scheme, the Council's car parking guidance
recommends that 1.5 parking spaces are provided per one bedroom dwelling, 2
spaces per two bedroom dwelling, 2.5 spaces per three bedroom dwelling and 3
spaces per four (or more) bedroom house. The housing component has been set
out with two off-street spaces per three bedroom house and three off-street spaces
[including integral garages] for four bedroom units. In addition 26 off-sireet
visitor/overflow spaces are also shown in the housing layout and this level of
parking would meet the Council’'s SPG parking guidance. In terms of the Council’'s
SPG, the apartments would generate a requirement for 204 spaces [53 one bed
and 62 two bed units]. The scheme shows car parking under the corner blocks and
adjacent surface parking for these dwellings which would provide 198 spaces
dedicated to this element of the use. One secure cycle space would be provided for
each flat.

Overall, in terms of the residential parking, the houses would exceed the Council’s
SPG standards by providing 144 spaces against 131 in the guidance. The flats
would be six spaces below the SPG standard [198 to 204]. The site is relatively well
located in terms of local transport and other services and there would clearly be
opportunities for shared parking. In this context the residential parking provision is
considered to be acceptable.

The scheme would provide 55 parking spaces for the club and its function rooms.
The Council's SPG does not set a tariff for parking where assembly and leisure
uses are concerned — each case to be on its own merits. There would be a variety
of uses within the club rooms from changing/physio rooms to function rooms and
ancillary office and administration. In practice, the club facilities/stadium and
commercial uses in the western block would have parking which would operate
interchangeably and would have linked uses and functions during the day and
evening as the pattern of operations ebbed and flowed. The main car park to the
west of the stadium complex would contain 259 parking spaces next to the
community/office accommodation. The 4000sgm of floorspace is shown in the
application to host a wide range of uses classes from shops through to offices and
food/drink establishments. The parking guidelines for these uses understandably
vary greatly and in the absence of detailed floor layouts and a clear mix of uses it is
not possible 1o predict with absolute certainty the number of spaces required. For
instance, restaurants should provide car parking in relation to the food service area
and numbers of waiting staff. This information would only be available at reserved
matters stage. As a guide, a car parking requirement based on offices and small
retail units would be set at one space per 30sgm which would generate a need for
133 spaces. Other community uses would need one space per 9 or 10sgm which
would have an SPG standard of around 400 spaces. An additional factor is the
provision of 226 cycle parking spaces. The internal layout and mix of uses is not for
determination in this application and the Council would retain control of the final
uses to be set out in this floorspace in deciding the outcome of a future reserved
matters application. This would endeavour to ensure that the agreed mix of uses
could successfully operate with the number of parking spaces provided.
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The applicant has submitted green travel plans for the residential and commercial
elements of the overall scheme which would aim 10 encourage new residents to
use alternative modes of transport for local journeys. As an overall package, the
level of parking provision for the residential element is considered to be acceptable.
The stadium, club rooms and commercial/community space which would make up
the rest of the site would have for their use 314 marked and accessible parking
spaces which the applicant has stated can be made available to The Cedars Park
when there are special events. In the context of a stadium which would have an
unchanged capacity the overall parking provision is considered to be acceptable.

It is certainly the case that this significant development would have an impact on
local and strategic roads. The technical information submitted in support of the
application has previously heen validated by the County Council which is the
statutory consultee on matters affecting the safe operation of the public highway. It
is considered that the level of additional vehicle trips to and from the site via the two
entrances, in conjunction with the junction improvement onto the A10 and traffic
calming along Theobalds Lane would not have a materially adverse impact on the
free flow of traffic on the public highway. The proposed vehicular accesses into the
site are considered to be appropriate and adequate on-site parking & cycle storage
would be provided. A condition is now also proposed requiring the installation
of electric vehicle charging points across the development in accordance
with adopted Policy TMA4.

Sustainable transport

A key component of sustainable communities is the transport options which a site
can provide. In the case of Cheshunt FC, there is a railway station and bus routes
within walking distance and the footway to reach these facilities would be upgraded
as part of the proposal. Cycle parking would be provided to the apartment residents
and as noted in paragraph 8.21, the masterplan is being re-visited by the applicant
with the aim of optimising cycle and pedestrian access within the site. Sustainable
transport would also be assisted by the installation of extensive electric vehicle
charging facilities to comply with recently adopted Council policy and to contribute
to minimising local air pollution.

The proposed development therefore complies with Local Plan Policies TM1,
TM2, TM3, TM4 and TM5 along with the Council’s Car Parking guidance.

Flood Risk. Drainage and Sewaqge Disposal

The Environment Agency has not raised objection 10 the proposal subject to
retention of an 8 metre buffer zone along the southern boundary of the site where it
adjoins Theobalds Brook. The application site would also provide drainage capacity
for the new foothall pitches to the north. The surface water drainage proposals
include two, large underground retention tanks set to the west of the main car park,
close to the boundary and near to the south-eastern corner of the site. The scheme
has been amended to introduce additional permeable hard surfacing to maximise
the natural surface drainage of the development site. The surface water drainage
has also been designed to include run-off from the existing grass and synthetic
football pitches to the north of the application site. The County Council as lead local
flood authority has been re-consulted on this drainage strategy and raises no
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objection subject 10 conditions which ensure the scheme is constructed as
envisaged and the final details are submitted for approval by the Council.

Thames Water has not objected subject to pre-development conditions to deal with
water supply upgrades and details of foundation piling and these are accordingly
proposed at the end of the report.

Landscaping/Ecology

The application proposes structural landscaping along the eastern, western and
part northern boundaries which would complement the existing mature tree
screening which characterises the southern boundary along Theobalds Lane.
There would be significant numbers of trees planted in or next to house front
gardens, there would also be planting along the internal access road which runs
along the southern parking area and trees would punctuate the main car parking
area to the west of the stadium complex. Planting is also indicated in rear gardens
and next to the parking areas to the east of the stadium. In any scheme, there are
natural limits to the degree of tree and shrub planting which can be accommodated
within the layout but the proposal would appear to offer a significant amount of
landscaping in and around the new buildings and the parking/access areas. The
trees which are protected under the existing TPO would not be adversely affected
by the proposal. Subject to a condition requiring submission of technical details the
landscaping scheme is considered to be acceptable.

The site is considerably degraded in respect of its ecology due 10 the historic uses
and the gravel extraction/landfill which took place. The applicant has clarified how a
net gain in biodiversity from the scheme would be provided including proposals for
ecological enhancement. These measures, proposed 10 be secured by planning
condition, have been accepted by Herts and Middx Wildlife Trust.

Heritage

As this is a site which itself does not have any visible heritage assets and as the
majority of the site has been subject to gravel extraction there is minimal potential
for archaeological remains even though there is an historic site close by to the
south and the land immediately to the north is an Area of Archaeological Interest.
The construction of this significant development would have an impact on the
setting of the listed boundary wall at Cedars Park, the listed buildings within the site
and the scheduled ancient monument which is the former site of Theobalds Palace.
The nearest element of the alterations associated with the proposal would be the
traffic calming measures along Theobalds Lane consisting of speed cushions and
ancillary signage. This would not be unusual in the context of works to a public
highway in the vicinity of a listed structure and is not considered to be likely o harm
the significance of the listed wall. The development itself would be visually
separated from the historic site 10 the south by the substantial screen of mature
trees around Theobalds Brook which will in practice result in the two sites being
seen as separate visual entities which will tend to mitigate any potential impact on
the setting and significance of the heritage assets in and bounding Cedars Park.
The national body [Historic England] with responsibility for the historic environment
has reiterated no comment on the scheme and in this context it is not considered
that there will be a materially adverse impact on the setting and consequently the
significance of the nearby heritage assets.

AZ6



8.32

8.33

8.34

Other matters

The new houses will be built on an historic landfill site capped by c¢. 0.9 metres of
subsoil on top of which will be a layer of topsoil for gardens and amenity areas. The
site has been assessed by the applicant's consultant by means of intrusive ground
testing of the historic landfill which sits close to the surface under the existing
sports pitches. Although the fill was understood to be generally inert, the land has
been subject to historic landfill and several exceedances against metals and other
contaminants have been noted by the submitted report. The Council's
Environmental Health section recommends that further site investigations be
carried out on the original landfill to ensure that it is safe for human habitation and
remediation be undertaken as necessary to render it fit for residential use.
Conditions are therefore recommended requiring ground investigation work to be
carried out and any recommended mitigation measures to be completed where
contamination is encountered.

Sport England is a statutory consultee in relation to the proposed loss of playing
field land in the form of the sporis pitches at the eastern side of the site on which
the houses would be constructed. Sport England has looked at the current
development in the context of the improvements to the stadium pitch where the
new artificial surface will allow for considerably more intensive sporting activity and
the new 3G pitch along with the improved surfacing and drainage works, the
second phase of which are now complete. Sport England has five exceptions which
can allow it to agree to loss of playing pitches and which are set out in its own
terms of reference. The current application is considered to be covered by
exception number four whereby there are associated improvements to the overall
sporting offer which will off-set the physical loss of ground available for sports
pitches. In its capacity as a statutory consultee, on re-consultation, Sport England
has no objection to the proposal. This consultation response is subject to conditions
and suggestions in relation to framing a planning obligation to ensure the correct
and timely delivery of the stadium improvements and pitch upgrade.

Planning Obligations and Delivery of Enabling Development

For the development of 163 new homes, the Council would normally seek the
following planning obligations:

¢ 40% affordable homes of which 65% would be at social/affordable rents and
35% would be shared ownership. Were a commuted sum 10 be sought in
respect of the affordable homes, this would equate to a cash sum in the
region of £6.5 million [65 affordable units at £100,000 per unit as public
subsidy].

¢ Contributions to the Hertfordshire County Council toolkit are estimated at
approximately £750,000 [not including highways matters].

¢ A community contribution of approximately £1,000,000.

¢ A shared cost for strategic transport infrastructure (road, bus, rail, walking
and cycling).
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All of the above would be subject to viability assessment and a viability assessment
has been undertaken in respect of this development by the applicant. That
assessment was reviewed by Derrick Wade Waters chartered surveyors on behalf
of the Council who found that the development could not afford more than
£250,000 for highways improvement and traffic calming measures on Theobalds
Lane/the A10. The Applicant's assessment still seeks to demonstrate that the
development as a whole cannot finance planning obligations over and above the
£250,000 highway contribution and the following facilities which are to be enabled
by the development:

Football Stadium

The foundations, superstructure and roofing of the stadium would be built in its
entirety to provide a total capacity of 2,000, along with the new 3G pitch and
clubhouse, at a total estimated cost of £4 million. This would provide a covered
enclosure all around the stadium. As currently proposed, seating would be provided
on a phased basis with an initial commitment to 1,000 seats. The precast concrete
terracing, further seating, concourse concessions and toilets would be installed on
a progressive basis as and when required on the basis of demand and the ground
grading requirements of the football association. It is evidently possible that such a
demand/need could take a long time to be realised. However, there would be an
extensive superstructure in place that would provide a roof covered terrace for safe
standing. The stadium could therefore host larger events within its 2,000
attendance limit. It would also provide a stadium environment for football matches,
as opposed to a piecemeal and somewhat unfinished appearance with a single
stand and the remainder of the stadium backed by the large blank walls of the
building blocks of the development. It is considered that this is the most cost
effective and practicable route forward and that the prospect of a strong and
sustainable football club within the borough justifies the proposal.

Cheshunt Football Club Facilities

Club facilities at the new stadium are proposed to be created on the three floors of
the “club house” which would be built at the north end of the stadium. The cost of
this building is estimated as £4 million. This block would comprise of the club
house, changing rooms, administration offices, classrooms, hospitality, concourse
and function suites. From those facilities, the Club would run all of its football and
community programmes. The block would be owned and operated by the Football
Club with all returns channelled back into the Club.

The Community/Commercial Block

This would either be developed by the Club as a commercial entity or be developed
as a joint venture between Cheshunt Football Club and Broxbourne Council. Either
way, it would provide rental space for the community and commercial activities that
take place within it. The block would be managed by the Club but both parties could
derive a return through a rental sharing agreement.
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QOther Planning Obligations

The Council's Environmental Health Service has requested that a contribution of
£2000 be sought for monitoring of the air quality along the A10 corridor including
the College Road junction. As this site does not fall within the air quality
management area [AQMA] it is not considered to be an immediate Council priority.
All the major site allocations set out in the Local Plan will increase vehicle traffic
during the period up to 2033, much of which will be along the A10. This is a matter
to be dealt with strategically by the Council rather than piecemeal on individual
sites, especially those outside the AQMA and which are allocated for development
within the Local Plan.

Finally, it is proposed that a comprehensive site management plan should be
enshrined within the planning obligation, underpinned by a clear layout plan
identifying site management responsibilities.

Conclusion

The development of the stadium, the football club facilities and the
community/commercial block are not inherently viable in their own right. These
would not therefore take place in the absence of a substantial housing development
to pay for those facilities. The enabling development of the wider complex has
therefore been accepted by the Council through the allocation of this site within the
draft Local Plan. The conclusion drawn from the viability assessment is that should
this development proceed, affordable housing and other obligations cannot be
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afforded. If the application is to be approved and those obligations foregone,
members should be satisfied that the overall benefits to the community would justify
approval. Officers are satisfied that the securing of the long term future of a
profitable and successful football club and its associated community programmes
represents a major community asset to provide that justification. The new stadium,
club house and community/commercial block will provide for wider community
activities and an overall centre of sporting excellence that would mirror the
successful Rosedale Sports Club development. They could also provide for a
significant increase in financial returns to the Councils that would provide returns to
the community.

The appended briefing note sets out the overall financial viability of this
development 1o provide members with further comfort that the community would
secure appropriate benefits from the wider development.

CONCLUSION

This application is a major scheme which responds to the allocation set out in
Policy CH7 of the Local Plan 2018-2033. It represents an opportunity for the
Borough to achieve a modern community stadium with a capacity of 2000
spectators. The report notes the removal of the site from the Green Belt and
examines the concept of the scheme before concluding that the principle of the
development is supportable.

The concept of combining a stadium and residential uses is relatively recent but
has been used in the development of several other football league stadia and there
is no reason 10 believe that it is not workable on this site. Future residents would be
fully aware of the location of their flat in considering whether to purchase.

As with the previous scheme, the impact of the development on the amenity of local
residents is found to be acceptable as is the amenity for future occupiers when
judged against the Council’'s SPG standards and those set out nationally.

The design of the stadium and associated apariments would be modern with flat
roofs, a style of construction which is considered to be entirely appropriate in the
context of the character of the development and the juxtaposition of dwellings and a
football stadium. The revised design of the proposed houses is more traditional with
pitched slate roofs and would be more in sympathy with dwellings in the
surrounding areas.

The likely impact on the local and strategic road system has been examined in
detail by the County Council as Local Highway Authority [LHA]. The traffic flows at
major intersections in the vicinity of the site have been modelled and following
detailed clarification by the applicant, the overall outcome in terms of traffic
volumes is considered to be acceptable in the context of a reduced capacity set at
2000 spectators. The scheme would include traffic calming and signage along the
western part of Theobalds Lane and junction improvements where it meets the A10
to assist turning for longer vehicles such as coaches and HGVs. The car parking
proposed on site has been assessed and found to be acceptable when set against
the overall development and in the context of submitted Green Travel Plans to
encourage non-car borne journeys. There would be cycle and pedestrian access to
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existing footways and road and the internal layout would optimise the use by these
modes of transport.

The situation in relation to affordable housing and community contributions is
clearly set out in paragraphs 8.33 and 8.34 above and the Council, in order to
achieve this new community asset, would forego substantial benefits. The
application itself and the report set out the choice 10 be made in determining the
application and this report recommends that the Members support the proposal. In
the implementation of the scheme the detail of the planning obligation and its ability
to control and assure correct delivery of the stadium and associated benefits is
crucial and officers would ensure that it is fit for purpose.

The scheme was re-submitted with amendments which seek 10 address the four
reasons for refusal set out in paragraph 7.1 relating to the impact on the openness
of the Green Belt due 1o the scale and density proposed, the design of the housing
element, the implications for highway safety from use of the expanded stadium
complex and lack of information in respect of the impact on dwellings to the east of
the application site. The issues around impact on the Green Belt fall away with the
adoption of the Local Plan. The report concludes that the significantly reduced
scale of development in association with improved design for the residential
element and detailed clarification of the proposed relationship between houses on
Montayne Road and the new houses result in a scheme which is worthy of support
by the Council.

RECOMMENDED that planning permission be granted subject to 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 set out below.

Conditions

1) GENO1A Standard Time Limit — 3 years

2) Submission of reserved matters, external appearance, internal layout
and disposition of uses

3) GENO07 Development in Accordance With Numbered Plans

4) Development phasing

5) GEN13 Approval of Materials

6) GEN14 Approval of Surfacing Materials

7) GEN15 Fencing

8) Landscaping scheme

8) LS02 Landscaping Details including tree planting and tree protection

9) LSO03 Replacement Planting

10) RES17 Parking spaces prior to occupation

11) Commercial parking spaces prior to occupation

11) VEHO01 Visibility Splays to both junctions on Theobalds Lane

12) VEH18 Foul water drainage

13) Development in full compliance with the submitted flood risk
assessment

14) Submission and approval of the detailed SuDS system proposed to be
installed, including all the surface water disposal, storage tanks

15) Roads, accesses and parking areas to be constructed in accordance
with the approved plans
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16)

17)
18)

19)
20)

21)
22)
23)

24)
25)
26)
27)
28)
29)

Construction Environment Management Plan including on-site parking
for contractors’ vehicles and wheel washing for construction vehicles to
be submitted and approved prior to commencement of works
Submission of full details of site investigation [including asbestos], site
remediation and final validation

Hours of construction work {8-6) Mon-Fri, 8-1 Sat and no Sundays or
Bank Holidays

Submission of details of all external lighting

No development of the artificial grass pitch shall commence until details
of the design and layout, including details of surfacing, line marking and
fencing have been submitted to and approved in writing by the Local
Planning Authority in consultation with Sport England. The pitch shall be
implemented, constructed and maintained in accordance with the
approved details for the duration of its operational use.

Stadium Artificial Grass Pitch Certification

Residential Development Ball Strike Prevention

Site waste management Plan to be submitted and approved prior to
commencement of works

Maximum gross retail floorspace of 500sgm

Details of ecological site enhancement

Piling details

Details of required water supply upgrade

Provision of comprehensive electric vehicle charging facilities

Details of pedestrian/cycle access upgrades including access along
Theobalds Lane
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Briefing Note in Respect of Planning Application 07/18/0514 — Cheshunt Football
Club

Summary of the Financial Appraisal of the Development and the Impact on Planning
Obligations

Head of Planning and Development

Land Ownership

The freehold of the land subject 10 the proposed development is owned by Herifordshire
County Council

This land is held under a 999 year lease to Broxbourne Borough Council

The sub-lease to Cheshunt Sports and Leisure Ltd {Cheshunt FC) is for a period of 30
years to 2041

For this development to be delivered, payments require to be made 10 both Broxbourne
and Hertfordshire to extend the lease/purchase the freehold interests in the land.

The Viability of the Development

The Gross Development Value (GDV) of the development is £64,367,700. Most of this
value relates to the housing (£57,585,000) but the figure also includes the enhanced
capital value of the football club (£600,000) and capitalised valuations for the residential
ground rents and the lettings for the commercial block (£6,182,700).

Total cosis are £60,447,841 — This includes costs of construction, professional fees,
marketing and letting costs, disposal fees and finance costs. It also includes costs of
acquisition at £1.4 million {see below).

The costs of the facilities that would be subject 1o planning obligations are:

Cheshunt FC Clubhouse £3,856,499

Revenues from the operation of this building will be channelled into Cheshunt FC and
provisions within the section 106 will guarantee this.

Stadium and pitch £3,965,405

Any additional revenues from the stadium (which would require higher
attendances/increased ticket prices) will be channelled into Cheshunt FC and provisions
within the section 106 will guarantee this.

Community/commercial building £7,483,074

Revenues from this block would prospectively be shared between Cheshunt FC and the
councils {see below).
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The developer's profit is the difference between the two headline figures of £64,367,700
and £60,447,841, being £3,919,859. This represents ¢. 6.5% of the cost. The normal
developers profit on cost within an appraisal would lie between 15% and 20%.

Returns to the Councils and the Impact on Planning Obligations

The developer has offered £3,081,651 to the Councils to purchase a long term lease of
the land for the Club and the apariments as well as the freehold of the housing land. This
could either be taken as a capital payment and/or an income share on the proposed
commercial block. This figure requires 1o be substituted for the £1.4 million acguisition
cost above which further reduces the developer’s profit to c. £2.2 million which represents
c. 3.5% profit on cost. That level of commercial return would not normally be sufficient to
generate the £60 million + investment required 1o deliver this development. The
developer/investor would therefore need the confidence that costs would be lower than
the standard viability appraisal would generate and/or that income would be higher. These
factors can be traced through an open book approach to the development whereby the
councils could “follow the money” for both the costs expended and the values generated.
The Football Club is open to this on the basis that there would be a sharing of any
additional returns from the development once a more standard profit of 15% on cost is
attained. For the Council as planning authority in determining this planning application,
that proposition represents a reasonable threshold above which any additional planning
obligations should be sought. In the event that the profit exceeds this figure, the section
106 would build in provisions for a share of additional profits to cascade into planning
obligations — being affordable housing and local infrastructure.

Note: All figures in this report are from 2018. Changes in costs and values since that time
will not have altered the basis of this report.
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