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1. Introduction   

1.1. Oaklands College and Taylor Wimpey North Thames (hereafter referred to as ‘the Applicants’) are 

jointly seeking to obtain full planning permission for a mixed education and residential development 

(hereafter referred to as ‘the Development’) on land within Oaklands College’s St. Albans Campus, 

at Smallford, St. Albans, in Hertfordshire (hereafter referred to as ‘the Site’).  The Site is located 

within the administrative boundary of St. Albans City and District Council (SACDC).   

1.2. The Development proposals are described in the planning application form as follows: 

“Comprehensive redevelopment to provide new and refurbished College buildings, 

residential development of 348 dwellings, car parking, associated access and landscaping, 
including demolition of existing buildings”.  

1.3. The Development proposals form two distinct elements.  The first element (‘the College Element’) 

broadly comprises the redevelopment and refurbishment of existing floorspace, the majority of which 

is located within the existing developed area of the College (referred to as the ‘Central Developed 

Area’) and thus on previously developed land.  This constitutes part of an ongoing programme of 

development works associated with the upgrade of the College facilities, designed to improve the 

existing facilities at the St. Albans Campus, replacing outdated buildings and teaching facilities (of 

which some comprise converted agricultural buildings) that are no longer fit for purpose. 

1.4. The second element (the ‘Residential Element’) comprises enabling development in respect of the 

College Element outlined above.  348 dwellings are proposed within a c.14 ha parcel of undeveloped 

land in the north-west part of the Site (the ‘Residential Development Area’).   

1.5. There will also be some works to create new and improve existing Public Rights of Way within the 

Site (the ‘PRoW Works’). 

1.6. Waterman Energy, Environment & Design Limited (‘Waterman’) was instructed by the Applicants to 

undertake an Environmental Impact Assessment (EIA) and prepare an Environmental Statement 

(ES) for the Development (Report Ref. EED12814_R_1_2_1_RM).  This ES (hereafter referred to as 

the ‘September 2013 ES’) formed part of the planning application documents submitted to SACDC 

in September 2013. 

1.7. During the determination period for the planning application, a series of Addenda to the ES were 

produced and submitted.  These contained the Applicants’ responses to comments and queries 

raised by SACDC and its advisors in respect of a number of ES topics; supplementary information in 

relation to landscape and ecology; and information relating to a series of minor design changes made 

to the Development during the determination period and the implications of these changes for the 

ES.   These Addenda comprised the following documents: 

 ES Addendum, January 2014 (Report Ref. EED12814-102-R-4-1-2-RM); 

 Consolidated ES Addendum, March 2014; (Report Ref. EED12814-102-R-5-1-5-RM; this 

included the information previously submitted in January 2014); and 

 Further ES Addendum, August 2014 (Report Ref. EED12814-102-R-6-1-4-RM). 

1.8. The ES for the purposes of the Development currently comprises the September 2013 ES, together 

with the March 2014 Consolidated ES Addendum and the August 2014 Further ES Addendum. 

1.9. The application was refused by SACDC in December 2014, on three grounds: i) inappropriate 

development in the Metropolitan Green Belt; ii) conflict with existing retained trees on the perimeter 
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of the residential development site; and iii) the infrastructure and affordable housing needs of the 

development would not be met in the absence of a completed and signed s.106 agreement. 

1.10. Following refusal of the planning application, the Applicants have been in discussions with SACDC 

and its arboricultural advisors, The Landscape Partnership (TLP), with the aim of seeking to resolve 

the second reason for refusal.  To this end, a revised tree survey of the Residential Development 

Area was carried out on behalf of the Applicants by Aspect Arboriculture in December 2014, which 

formed the basis of a revised Arboricultural Impact Assessment (AIA).  Based on the results of the 

revised survey, and in close consultation with SACDC, a series of minor amendments to the layout 

of the Residential Development Area were proposed, to improve the relationship between retained 

trees and the proposed built development in order to overcome those arboricultural concerns which 

led to the second reason for refusal.  The changes to the residential layout comprise minor 

adjustments to the alignment and location of houses and garages along the southern and western 

boundaries of the Residential Development Area.  There are no changes to the overall quantum of 

residential development or to the unit mix, and thus no change to the description of the Residential 

Element of the Development as set out in the September 2013 ES. 

1.11. The changes to the residential layout have been reviewed in the context of the content of the 

September 2013 ES and its subsequent Addenda, and it was concluded that the only ES 

assessments that could be materially affected would be the Landscape and Visual Impact 

Assessment (LVIA) (which formed Chapter 15 to the September 2013 ES, subject to subsequent 

updates in the March 2014 Consolidated ES Addendum and the August 2014 Further ES Addendum) 

and the associated Arboricultural Impact Assessment (presented in Appendix 15.2 of the September 

2013 ES, and subsequently updated by Appendix F of the August 2014 Further ES Addendum).  The 

implications for these topics are considered in this Post-Determination ES Addendum, and 

associated update material provided.  The ES figures and appendices were also reviewed to identify 

those that were materially affected by the changes to the residential layout, including those presented 

in the Non-Technical Summary (NTS).  The outcome of this review process, along with the necessary 

updated content, is provided in this Post-Determination ES Addendum. 

1.12. Having regard to the above, this Post-Determination ES Addendum provides updated and additional 

information in support of the September 2013 ES and the subsequent ES Addenda detailed in 

paragraph 1.7.  Further information regarding the content of this Post-Determination ES Addendum 

is provided in Section 2.  In each case, the relationship of the information to that previously contained 

in the September 2013 ES,  the March 2014 Consolidated ES Addendum, or the August 2014 Further 

ES Addendum, is stated where relevant. 
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2. Content of Post-Determination ES Addendum 

2.1. The Post-Determination ES Addendum content, and its relationship with the September 2013 ES, 

the March 2014 Consolidated ES Addendum and the August 2014 ES Further Addendum, is 

summarised below: 

 Revised Arboricultural Impact Assessment (AIA) - discussed in Section 3 and provided in 

Appendix A of this Post-Determination ES Addendum.  Section 3 describes the revised 

arboricultural survey and associated AIA for the Residential Development Area undertaken by 

Aspect Arboriculture, and provides an overview of the changes to the residential layout.  The 

revised AIA, dated May 2015, is contained in Appendix A.  This AIA replaces those elements of 

the Arboricultural Survey Report prepared by Waterman dated August 2014 (which comprised 

Appendix F of the August 2014 Further ES Addendum) insofar as they relate to the Residential 

Development Area.   It includes revised Tree Constraints and Tree Protection Plans for the 

Residential Development Area which supersede the equivalent versions provided in the 

Waterman Arboricultural Survey Report of August 2014.   

 Landscape and Visual Impact Assessment (LVIA) Supplementary Note and 

Photomontages - discussed in Section 3 and provided in Appendix B of this Post-Determination 

ES Addendum.  This provides a statement to confirm what changes have occurred to the layout 

of the Residential Element of the Development since the August 2014 Further ES Addendum was 

prepared, and how these have not altered the LVIA as reported in Chapter 15 of the September 

2013 ES and its associated appendices, and updated by the relevant content (comprising Section 

4 and Appendices B to H) of the March 2014 Consolidated ES Addendum and the equivalent 

relevant content (comprising Section 4 and Appendix C) of the August 2014 Further ES 

Addendum. Three of the six winter and summer photomontages (Photomontage Viewpoints 10, 

14 and 15) contained within Appendix C of the August 2014 Further ES Addendum have been 

updated due to the minor changes to layout within the Residential Development Area.  In the 

interests of reader clarity, an entire replacement suite of winter and summer photomontages is 

presented in this Post Determination ES Addendum, and these replace those photomontages 

previously presented in the August 2014 Further ES Addendum (which themselves replaced 

those presented in the September 2013 ES and the March 2014 Consolidated ES Addendum) in 

their entirety.  The full set of photomontages is presented in Appendix B. 

 Updated ES Figures - discussed in Section 5 and provided in Appendix C of this Post-

Determination ES Addendum.  These comprise an update to Figure 5.3 (Residential Element of 

the Development) of the September 2013 ES and associated Figure 4 of the Non-Technical 

Summary (NTS), together with an updated landscape plan for the Residential Development Area 

which replaces the previous version contained in Appendix D of the August 2014 Further ES 

Addendum (which itself replaced the previous updated version provided in Appendix I of the 

March 2014 Consolidated ES Addendum).  

 Updated Transport Assessment (TA) Figures - discussed in Section 6 and provided in 

Appendix D of this Post-Determination ES Addendum.  Selected TA figures have been updated 

where these figures depict highway design elements associated with the Development, in order 

to ensure that the key highway drawings for the Development are based on the latest layout and 

reflect all amendments made as part of the application determination process.  These changes 

reflect the latest minor amendments to residential layout as described in paragraph 1.10 above, 

together with those highway changes made previously in response to discussions with 
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Hertfordshire County Council (HCC) and reported in the August 2014 Further ES Addendum.   

Figure 6.1 and Figures 10.1 to 10.5 replace their equivalents in the TA which formed Appendix 

8.1 to the September 2013 ES.  Figure 6.1 (Proposed Public Rights of Way) also comprises (and 

updates) Figure 5 of the NTS.  A figure depicting ‘Proposed Improvements to Sandpit Lane’ 

replaces the figure provided in Appendix E to the Further TA Addendum of August 2014. 

2.2. Further information regarding each of these components is provided in Sections 3 to 6 of this Post-

Determination ES Addendum.  The related components are provided in Appendices A to D. 
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3. Revised Arboricultural Impact Assessment of the Residential 

Development Area  

3.1. As explained in Section 2, following refusal of the planning application in December 2014, the 

Applicants have consulted with SACDC and its arboricultural advisors, TLP, with the purpose of 

seeking to resolve the second reason for refusal which related to the potential effects of the 

Development upon existing retained trees within the Residential Development Area.   

3.2. A series of adjustments to the layout of the Residential Development Area had previously been made 

in August 2014 (as reported in paragraph 6.6 and Appendix E of the August 2014 Further ES 

Addendum) the purpose of which had been to improve the relationship between the built 

development and retained trees in a number of locations along the periphery of the Residential 

Development Area.  However, SACDC remained concerned regarding the relationship between 

retained trees and the built development in a number of locations at the time when the planning 

application was determined.  These concerns broadly related to: i) proximity of built development to 

Root Protection Areas (RPAs) within a selected number of locations along the western boundary of 

the Residential Development Area; and ii) the relationship between the proposed new dwellings on 

the southern boundary of the Residential Development Area and the shading arc created by existing 

mature retained trees outside of the Site boundary.  These concerns formed the basis of comments 

made in paragraphs 9.3.1 to 9.3.17 of the SACDC Planning Officer’s Report to Committee, and 

resulted in the second reason for refusal, which stated: 

The proposed development would result in conflict with existing retained trees on the perimeter of 

the residential development site, and cause a poor standard of environment for future occupiers that 

would lead to future requests for tree felling or surgery.  The loss of these trees would be detrimental 

to the visual amenity and landscape quality of the site, contrary to Policy 74 (Landscaping and Tree 

Preservation) of the St Albans District Local Plan Review 1994. 

3.3. In order to inform discussions and provide up to date information regarding the above, a revised tree 

survey of the Residential Development Area was carried out on behalf of the Applicants by Aspect 

Arboriculture Ltd in December 2014, which in turn informed a revised Arboricultural Impact 

Assessment (AIA) of the Residential Development Area (Aspect Arboriculture, May 2015).   The 

revised AIA, which also contains updated Preliminary Tree Protection Plans for the Residential 

Development Area, is presented as Appendix A of this Post-Determination ES Addendum. 

3.4. Based on the results of the revised survey, and in close consultation with SACDC, a series of minor 

amendments to the layout of the Residential Development Area have been proposed by the 

Applicants, to improve the relationship between retained trees and the proposed built development.  

In addition, revisions have been made to the Root Protection Areas in a couple of instances to reflect 

the update survey information.   

3.5. The changes to the layout of the Residential Element of the Development mainly comprise minor 

adjustments to the alignment and location of houses and garages / parking areas along the southern 

and western boundaries of the Residential Development Area.  The key relationships between 

retained trees and the Residential Element of the Development which remained of concern to 

SACDC and its arboricultural advisors at the time of determining the planning application, and the 

subsequent amendments to the layout of the Residential Element of the Development or, in some 

cases, construction procedure, are described in the paragraphs below.  
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Overview of Layout Changes to the Residential Development Area  

Plot 1 – Conflict with RPA 

3.6. The revised tree survey data confirms that the previously plotted Root Protection Area (RPA) was 

overly generous. The RPA now shown (refer to drawing 8943 TPP 01 (2/4) in the Aspect AIA 

contained in Appendix A of this Post-Determination ES Addendum) indicates that only the 

hardstanding car parking area would coincide with the RPA.  As illustrated in the Preliminary Tree 

Protection Plans included as Appendix D of the revised AIA (refer to Appendix A), it is proposed 

that the area of proposed parking within the RPA is excavated manually under direct arboricultural 

supervision.  No layout change has been made. 

Plots 46 and 47 (including changes to plots 36 to 45) – Conflict with RPA 

3.7. The minor alterations to the layout in this location to remove any conflict with the identified RPA 

comprise the relocation of parking spaces for plots 46 and 47 away from the RPA to a new location 

to the south of plot 45.  Parking space 46 will instead be accessed from the street and parking space 

47 from the existing parking court. This alteration requires plots 36 to 45 to move north to 

accommodate the revised location for the above parking spaces.   

Plots 49 to 54 and 55 to 60 – Conflict with RPA 

3.8. The minor alterations to the layout in this location to remove any conflict with the identified RPA 

comprise the relocation of the parking spaces for plots 49 to 54 and 55 to 60 further north and hence 

away from the RPA.  The northwards shift of the parking spaces for plots 49 to 54 necessitates the 

relocation of the bin store to a new position to the east of the corresponding apartment block (see 

consequential change below) whilst the parking spaces for plots 55 to 60 are shifted to a position 

slightly closer to the road. 

Plot 55 – Conflict with RPA  

3.9. The minor alterations to the layout at this location to remove any conflict with the identified RPA 

comprise the relocation of the bin store for plots 49 to 60 in order to allow the corresponding parking 

spaces for plots 49 to 54 to move away from the RPA as described above.  Relocation of the bin 

store to the location shown requires the omission of a single ground floor window within the apartment 

block.  Removal of this window is justifiable on the basis that the affected room is dual aspect (i.e. it 

has a secondary window). 

Plots 63, and 65 to 69 – Conflict with RPA 

3.10. Minor alterations to the layout in this location reasonably remove any conflict with the identified RPA.  

These alterations comprise the reorganisation of car parking within the court to the rear of plot 64, 

resulting in the repositioning of the space for plot 63 to a more central location within the parking 

court.  While the rear access path to plots 65 to 69 remains within the RPA, the path will be formed 

on a no-dig basis, incorporating a non-invasive retaining edge with a permeable construction profile 

and wearing course that would not adversely affect the retained trees in this location. 
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Plot 76 – Conflict with RPA 

3.11. The revised tree survey data confirms that the previously plotted RPA was overly generous. The 

RPA now shown (refer to drawing 8943 TPP 01 (3/4) in the Aspect AIA contained in Appendix A of 

this Post-Determination ES Addendum) does not conflict with plot 76.  No layout change has been 

made. 

Plot 78 – Conflict with RPA 

3.12. Some minor alterations have been made to the layout in this location, comprising the omission of the 

garage for plot 78, repositioning the two parking spaces to the front of the house and shifting the 

house itself slightly towards the east, in order to remove any conflict with the identified RPA.  

Plots 88 to 99 (Southern Boundary) – Shading - and Plots 100 and 333 to 338 

3.13. It was identified that shading would be most acutely experienced by plots 88 to 93 along the southern 

boundary of the Residential Development Area, where the adjacent trees are closer to the boundary 

and more densely populated.  A meaningful proportion of the gardens for plots 94 to 99 would be 

unaffected by shading from the adjacent trees.  

3.14. By rearranging the plots located in this area, the garden areas for plots 88 to 93 which would be 

located outside the shading arc either equals or is greater than the size required by the standards 

set out in SACDC’s Residential Design Guide1 (i.e. 40m² for 1 bedroom units, 60m² for 2 bedroom 

units, 80m² for 3 bedroom units, 100m² for 4 bedroom units and 120m² for 5 bedroom units).  In most 

cases the unshaded garden area actually substantially exceeds the size standards. The 

amendments involve a combination of: changes to house type; re-orientation and adjustment to 

position of dwellings; relocation of garages and their accesses; adjustments to garden plots. 

3.15. The above changes have necessitated a series of consequential changes (plots 100 and 333 to 338) 

on the opposite side of the proposed road (The Lanes).  These changes comprise a similar range of 

adjustments to those detailed above, together with the creation a new plot (100) following the 

replacement of a pair of semi-detached dwellings at plots 97/98 with a detached dwelling and the 

displacement of previous plot 100 (south of the Lanes) to a new location to the north.   

3.16. The above approach retains exactly the same mix and type of houses previously proposed, without 

alterations to factors such as the road layout, ground levels or open space provision.   

Revised Arboricultural Impact Assessment, Aspect Arboriculture 

3.17. As outlined above, the amendments made to the layout of the Residential Element of the 

Development have been informed by a new arboricultural survey of the Residential Development 

Area undertaken in December 2014.  The revised survey work is presented in the format of an 

Arboricultural Impact Assessment (AIA) which provides an overview of the relationship between the 

proposed Residential Element of the Development and existing trees.   This revised AIA (dated May 

2015) is presented in Appendix A of this Post-Determination ES Addendum. 

3.18. The survey was undertaken in accordance with the guidance provided within BS5837:2012.  The 

survey information is appended to the AIA in the format of a Tree Constraints Plan and accompanying 

Tree Schedule.   

3.19. The Aspect arboricultural survey information supersedes the survey information relating to the 

Residential Development Area previously presented in the Arboricultural Survey Report prepared by 

Waterman dated August 2014, which comprised Appendix F of the August 2014 Further ES 

Addendum (which itself superseded Appendix 15.2 of the September 2013 ES).   The Waterman 

 
1 St Albans City and District Council, November 1998, Design Advice Leaflet No.1: Design and Layout of New 
Housing 
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Arboricultural Survey Report of August 2014 remains of relevance in respect of the remainder of the 

Site, including the Central Developed Area.  SACDC have confirmed that, subject to the imposition 

of an appropriate planning condition to secure the protection and supervision of retained trees during 

the demolition and construction stage, no objections are raised relating to tree matters in the Central 

Developed Area. 

3.20. Principal changes to the survey of the Residential Development Area comprise: an increase in the 

number of trees individually surveyed; amended accuracy in individual tree measurements including 

the mapping of offsite woodland; new records made of observations with a bearing on the present 

(or future) health or structure of the trees; and additional areas of predominantly young trees included 

within the survey.   

3.21. The revised AIA also contains a Tree Protection Drawing to illustrate the nature and extent of tree 

removals, and safeguarding measures to demonstrate that important retained trees will not be 

harmed, either during the course of construction, or as a result of the Residential Element of the 

Development.  

3.22. The following provides a summary of those elements of the Waterman Arboricultural Survey Report 

of August 2014 (‘the Waterman Report’) that the Aspect Arboriculture Report of May 2015 (‘the 

Aspect Report’) supersedes. 

 Where relevant to the Waterman tree survey within the Residential Development Area, 

paragraphs 2.3, 2.7, 2.13 and 2.14 of the Waterman Report are superseded by the content of the 

Aspect Report; 

 Where relevant to the arboricultural impact within the Residential Development Area, paragraphs 

3.1, 3.4 and 3.6 of the Waterman Report are superseded by the content of the Aspect Report; 

 Conclusions made in paragraphs 4.3, 4.4 and 4.6 of the Waterman Report relevant to the 

Residential Development Area are superseded by the content of the Aspect Report; 

 Findings of Waterman Tree Survey Plan B E12814-103-AA-77-0002 replaced by Aspect Tree 

Constraints Plan 8943_TCP.01; 

 Entries T227 to T295 of Waterman Tree Survey Table E12814-103 (comprising those trees and 

tree groups surveyed within the Residential Development Area) are replaced by Tree Schedule 

8943_TS.01 in the Aspect Report; and 

 Waterman Tree Loss and Protection Plan E12814-103-AA-77-0004-A06 replaced by Aspect Tree 

Protection Plan 8943_TPP.01. 
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4. Landscape and Visual Impact Assessment Supplementary Note 

and Updated Photomontages 

4.1. Chapter 15: Landscape and Visual Impact of the September 2013 ES presents the results of the 

landscape and visual impact assessment of the proposed Development.  It includes the following 

appendices: 

 Appendix 15.1 - Significance Matrices; 

 Appendix 15.2 - Arboricultural Survey Report; and 

 Appendix 15.3 - Photomontages. 

4.2. Since the September 2013 ES was published, amendments were made to two of the winter 

photomontages presented in Appendix 15.3 of the September 2013 ES in response to consultation 

comments made by SACDC’s landscape advisors, TLP.  Amended versions of Photomontage 

Viewpoints 01 and 10 were presented in Appendix G of the March 2014 Consolidated ES Addendum. 

4.3. In addition, a series of summer views were also prepared by the Applicants and presented in 

Appendix H to the March 2014 Consolidated ES Addendum.  Taken together with the winter 

photomontages, these summer photomontages provide an indication of the landscape and visual 

effects of the Development across a range of seasons.  

4.4. A series of minor scheme changes to the Residential Element of the Development were made in 

August 2014.  These included amendments to levels within the Residential Development Area to 

address design comments raised by SACDC, some adjustments to plots to address comments made 

in respect of potential conflicts with trees and hedges proposed for retention, and the inclusion of a 

mini-roundabout on Sandpit Lane to address comments raised by the highways authority 

(Hertfordshire County Council).  Six of the photomontages where the above amendments had the 

potential to be discernible were updated as a result of these changes (comprising Photomontage 

Viewpoints 10, 12, 14, 15, 17 and 19) for both summer and winter views.  These updated 

photomontages were submitted as part of the August 2014 Further ES Addendum.  Although the 

remaining Photomontage Viewpoints (1, 3 and 8) did not have the potential to be affected by these 

changes, for reader clarity the full suite of photomontages, including these unchanged views, were 

provided in Appendix C of the August 2014 Further ES Addendum.  

4.5. A commentary was provided in Section 4 of the August 2014 Further ES Addendum which assessed 

the implications of the above changes for the landscape and visual impact assessment presented 

within the September 2013 ES, as amended by the March 2014 Consolidated ES Addendum.  This 

concluded that, of the six Photomontage Viewpoints which had been updated, the revised proposals 

would only lead to a barely perceptible change in the view (when compared to the previous design / 

layout) in five of the views.  A more noticeable level of change was discernible with regard to 

Photomontage Viewpoint 15 due to the introduction of the mini-roundabout on Sandpit Lane.  An 

updated commentary on this view, including revisions to the previously assessed significance of 

effect, was provided in Section 4 of the August 2014 Further ES Addendum. 

4.6. Since the above updated photomontages were presented in August 2014, and subsequent to the 

determination of the planning application in December 2014, additional changes to the layout of the 

Residential Development Area have been made in order to further reduce potential conflicts with 

retained trees.  A full description of these changes and their rationale is provided in paragraphs 3.6 

to 3.16 of the preceding section.  These changes can be summarised as follows: 
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 Plots 46 to 47 have had some minor alterations involving the relocation of parking spaces and 

there has been some adjustment to the location of some buildings (notably plots 36 to 45 moved 

north to create space for the above). 

 The parking spaces for plots 49 to 60 have been shifted to the north to move away from the Root 

Protection Area (RPA). This has been enabled through relocating a bin store to a position 

alongside the adjacent the apartment block, and the subsequent omission of a single ground floor 

window within this block (plot 55). 

 Plot 63 has had adjustments to parking to move further away from the RPA, comprising the 

reorganisation of car parking spaces within the court to the rear of plot 64. 

 Plot 78 has had a garage omitted to allow for the house to move further away from the RPA. 

 Plots 88-99 have been slightly re-arranged to maximise the degree of sun within back gardens. 

Some consequential changes have been made to a number of plots to the north of the proposed 

road (plots 100 and 333 to 338).  There has not been any alteration to overall unit mix, road layout, 

ground levels or open space provision as a consequence. 

 Various minor adjustments to areas of proposed landscape have been made as a consequence 

of the revised layout.  These are reflected in the updated Landscape Plan for the Residential 

Development Area (see Section 5).  There has been no net loss in the number of trees proposed 

to be provided. 

4.7. The 3D model of the Residential Element of the Development has been updated and the 

photomontages revised accordingly.  These revisions (March 2015) have been carried out in order 

to identify whether there are any consequential changes to the assessment of effects or their 

significance as reported in Chapter 15 of the September 2013 ES, as amended by the March 2014 

Consolidated ES and the August 2014 Further ES Addendum.  

4.8. Photomontage views which were likely to have the potential to be affected by changes to the layout 

described above were selected for update.  The decision as to which views to update was made on 

the basis of their orientation towards those parts of the Site where layout adjustments have been 

made and the potential for visible changes to the view.  These viewpoints were as follows: 

 Photomontage Viewpoint 10 - View from track between horse paddocks looking south-east; 

 Photomontage Viewpoint 14 - View from Sandpit Lane looking south-east; and 

 Photomontage Viewpoint 15 – View from Barnfield Road close to Ardens Way looking south. 

4.9. Having considered all the updated verified images it can be confirmed that the above changes will 

not be discernible within any of the views, except for VP10.  For VP10, as a consequence of the new 

layout there will be a slight change to the position of some garages (adjacent to four houses to the 

left of the view) and the omission of one garage (on the far right of the view).  These minor changes 

in the position of the garages are visible in the early years, but will be completely screened from 

VP10 by Year 15. In terms of the landscape and visual impact assessment, the changes to layout 

are all minor, and will not make a material difference in the significance of effect for nearby receptors. 

4.10. Therefore, having regard to the above, it can be concluded that the March 2015 changes in layout 

have no material effect on the photomontages or on the conclusions of the LVIA assessment and its 

significance tables, and as a consequence no changes to the ES LVIA as reported in the September 

2013 ES and as amended in the March 2014 Consolidated ES and the August 2104 Further ES 

Addendum are required. 
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4.11. In order to provide consistency with the approach adopted during the preparation of the August 2014 

Further ES Addendum, and to provide a complete set of current photomontages in one location, all 

the photomontages have been reproduced as a complete set contained in Appendix B of this Post-

Determination ES Addendum. This includes updated winter and summer photomontages. 
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5. Updated Environmental Statement Figures  

5.1. As explained in Sections 3 and 4 above, since the planning application was determined in December 

2014, the proposed layout of the Residential Element of the Development has been subject to some 

minor amendments to improve the relationship between retained trees and the proposed built 

development.  These changes comprise minor adjustments to the alignment and location of houses, 

garages and parking plots along the southern and western boundaries of the Residential 

Development Area.  

5.2. The suite of figures contained within the September 2013 ES, the March 2014 Consolidated ES and 

the August 2014 Further ES Addendum (including those presented within ES Appendices and the 

Non-Technical Summary (NTS)) has been reviewed to determine the extent to which the layout 

changes could be considered material.  In the majority of instances where the layout of the 

Residential Development Area is depicted on the base plan, the minor layout changes are not 

considered material to what the plan is showing and do not affect the primary purpose of the figure.  

However, the following figures reflect planning application plans and have been updated; more 

information on each of these is provided in the paragraphs below: 

 ES Figure 5.3 - Residential Element of the Development; and 

 ES Figure 5.6 – Landscape Plan for Residential Element. 

5.3. The layout of the Residential Element of the Development was presented as Figure 5.3 of the 

September 2013 ES and Figure 4 of the accompanying Non-Technical Summary (NTS).  Given the 

amendments to the residential layout, an updated Figure 5.3 is provided in Appendix C of this Post-

Determination ES Addendum. This updated residential layout replaces Figure 5.3 of the September 

2013 ES and Figure 4 of the NTS. 

5.4. The Landscape Plan for the Residential Development Area comprises a planning application plan 

and formed part of the submission in September 2013.  Updated versions of this plan were submitted 

in both March 2014 and August 2014 to reflect minor adjustments to the landscape strategy resulting 

from discussions with SACDC and its landscape advisors, and in the latter case to reflect the layout 

amendments of August 2014.  As the Landscape Plan also comprises Figure 5.6 of the September 

2013 ES, an updated version of this figure was also provided in Appendix I of the March 2014 

Consolidated ES Addendum, and in Appendix D of the Further ES Addendum of August 2014, to 

reflect the above changes.  

5.5. The Landscape Plan for the Residential Development Area has now been further updated as a result 

of the minor amendments to the residential layout described in Sections 3 and 4 above.  

Consequential adjustments have also been made to the position of proposed trees as a result of the 

minor layout changes.  In doing so, the overall quantum of tree planting previously proposed has 

been maintained.  The revised Landscape Plan for the Residential Element of the Development is 

provided in drawings reference EED13778-100-AA-74-001-A10, EED13778-AA-74-002-A10 and 

EED13778-AA-74-003-A06 which are again submitted as revised planning application documents.  

It is also reproduced in an updated ES Figure 5.6, contained in Appendix C of this Post-

Determination ES Addendum.   
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6. Updated Transport Assessment Figures 

6.1. The figures accompanying the Transport Assessment (TA) which forms Appendix 8.1 to the 

September 2013 ES, along with those of the subsequent TA Addenda of March 2014 and August 

2014, have been reviewed as a separate exercise, and consideration has been given to those figures 

which depict the residential layout.  Notwithstanding the approach adopted in respect of the wider 

ES, as detailed in paragraph 5.2, the following figures from the TA (September 2013) and the Further 

TA Addendum (August 2014) have been updated to reflect the revised residential layout, in order to 

ensure that the key highway drawings for the Development (which depict the highway access points, 

the proposed alterations to Sandpit Lane and the proposed access arrangements for pedestrian, 

cyclists and other road users) are based on the latest layout and reflect all amendments made as 

part of the application determination process.  

6.2. To this end, these figure updates incorporate the highway design amendments previously  agreed 

with the local highway authority, Hertfordshire County Council (HCC), including  those layout 

changes reported  in the August 2014 TA Addendum.  No further changes have been made to the 

highway design as part of the residential layout changes reported in this Post-Determination ES 

Addendum, beyond some minor alterations to road alignments within the Residential Development 

Area which are a consequence of the minor adjustments to residential layout designed to 

accommodate the arboricultural changes described in Section 3. 

6.3. The following figures from the September 2013 TA have been updated (references in brackets refer 

to the update number): 

 Figure 6.1 - PRoW Proposals (60272061\SK067) – also updates Figure 5 of the NTS; 

 Figure 10.1 - Proposed Residential Access on Sandpit Lane (60272061\SK068); 

 Figure 10.2 - Proposed Emergency Access on Sandpit Lane (60272061\SK069); 

 Figure 10.3 - Pedestrian and Cycle Access – Residential (60272061\SK070); 

 Figure 10.4 - Road Character Zones – Residential (60272061\SK071); and 

 Figure 10.5 - Proposed Road Hierarchy – Residential (60272061\SK072). 

6.4. In addition to the above, the figure showing ‘Proposed Improvements to Sandpit Lane’ which 

comprised Appendix E to the Further TA Addendum of August 2014, has been updated to depict the 

residential layout in the ‘as proposed’ scenario, for purposes of consistency and clarity (update 

drawing number 60272061-SK073). Again, this reflects changes made in August 2014 following 

discussions with HCC; no further changes have been made to the highway design beyond the minor 

alterations to road alignments within the Residential Development Area as detailed above. 

6.5. The updated figures are contained in Appendix D to this Post-Determination ES Addendum. 

6.6. No other amendments are necessary to the content of the TA as a result of the minor layout changes, 

which stands as per the original TA contained in Appendix 8.1 of the September 2013 ES, the TA 

Addendum contained in Appendix M of the March 2014 Consolidated ES Addendum, and the TA 

Addendum contained in Appendix H of the August 2014 Further ES Addendum.    
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APPENDICES 

A. Revised Arboricultural Impact Assessment for the Residential Development 

Area (May 2015) 
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B. Updated Photomontages – Winter and Summer Views 
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C. Updated Environmental Statement Figures  

Figure 5.3 - Residential Element of the Development 

Figure 5.6 – Landscape Plan for Residential Element 
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D. Updated Transport Assessment Figures  

Figure 6.1 - PRoW Proposals (60272061\SK067) 

Figure 10.1 - Proposed Residential Access on Sandpit Lane (60272061\SK068) 

Figure 10.2 - Proposed Emergency Access on Sandpit Lane (60272061\SK069) 

Figure 10.3 - Pedestrian and Cycle Access – Residential (60272061\SK070) 

Figure 10.4 - Road Character Zones – Residential (60272061\SK071) 

Figure 10.5 - Proposed Road Hierarchy – Residential (60272061\SK072) 

Proposed Improvements to Sandpit Lane – (60272061-SK073) 



 

 

 
 


