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

GHESHUNT S.Bates i DF Dat
WALTHAR CROSS

ENS BOX TEL - 01902 785355

@ 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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