TOWN AND COUNTRY PLANNING ACT 1990

DACORUM BOROUGH COUNCIL

Application Ref. No. 4/1627/93

Herts County Council D Bennett
County Halil Director of Property
Hertford County Hall
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DEVELOPMENT ADDRESS AND DESCRIPTION -

Ex Mountbatten School site, St Albans Road/01d Crabtree Lane, Hemel Hempstead

VARIATION OF CONDITION 12 (ACCESS) OF PLANNING PERMISSION 4/1482/90 (RESIDENTIAL
DEVELOPMENT )

Your application for the removal of a condition on a previous permision dated
) 07.12.1993 and received on 08.12.1993 has been GRANTED, subject to any
<‘\)cond1t1‘ons set out on the attached sheet(s).

ﬂmAmﬁﬂﬂ'\AJ

Director of Planning.
Date of Decision: 12.01.1994

(encs. - Conditions and Notes).



CONDITIONS APPLICABLE
TO APPLICATION: 4/1627/93

Date of Decision: 12.01.1994

1. Condition 12 on planning permission 4/1482/90CC shall be replaced by the
foilowing condition:

No work shall commence on any part of the development hereby permitted
served from 01d Crabtree Lane until details of alterations to the junction
of St. Albans Road/01d Crabtree Lane and widening of 01d Crabtree Lane
shall have been submitted to and approved by the local planning authority
and no part of the said development shall be commenced until that anction
and road widening works shall have been constructed in accordance with the
approved details, save for the section of footpath on the north western
side of 01d Crabtree Lane outlined in red on Drawing CHP/100568/000/1 Rev.D
of planning permission 4/1627/93RC which shall be completed prior to the .
first occupation of any dwelling hereby permitted served from 01d Crabtree
Lane.
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Sir

.‘?OH.\' AND COUNTRY PLANNING ACT 1990 - SECTION 77

APPLICATION FOR DEEMED PERMISSION FOR RESIDENTIAL DEVELOPMENT on'

THE MOUNTBATTEN SCHOOL SITE, HEMEL HEMPSTEAD, HERTFORDSHIRE
APPLICATION NUMBER: 4/1482/90CC.

1. 1 am girected by the Secretary of State for the gnvironment
ro say that consideration has been given to the report of the
Inspector, Mr N.J. Hammans FRTPI FIAS MBIM, who held a local
inquiry into Hertfordshire - County Council's application for
outline permission for residential development on the Mountbatten
school site, off’ Redwood Drive and 01ad Crabtree Lane, Hemel
Hempstead, Hertfordshire. The SecretaryY of State directed in
pursuance of section 77 of the TowWn and Country planning Act 19980
that an application, to be made in accordance with regulation
7(1) of the Town and Country Planning General Regulations 1976,
should be referred tO nim instead of being determined by the
County Council. At the same inquiry the Inspector also heard
evidence about an alternative application made by Hertfordshire
County Council for development of the same site, {ncorporating
access across part of the adjacent site known as jarman Fields,
and about an application made by Ladbroke Group properties
Limited for development of Jarman Fields. These applications are
the subjects of the enclosed letters.

2. A copy of the Inspector's report is enclosed and 2 copy of his
conclusions is annexed tO this letter. He recommended that in
respect of application 4/1482/90CC outline planning'permission be
granted subject tO conditions.'

3. The Secretary of State has given careful consideration %O all
of the arguments for and against the proposals,’ to the
Inspector's report and to all the other representations received.
In particular, he has had regard to policies contained in the
approved gtructure plan, 4in the submitted alterations to that
plan, and to those in the adopted Local Plan for Dacorum and the
consultation draft of the pacorum Borough Local Plan Review
relating to the conservation and enhancement of the pattern of
open spaces, the location of housing development within towns and
to the development of open jand and the location of proposed
residential development 1in Hemel Hempstead. He has 8ls© had



regard to the effects of the development on the highway network
and in particular the impact of any increased traffic flows; and
to the relationship between this development and the proposed
development on the adjacent Jarman Fields site. The Secretary of
State notes that since the inguiry was held the Dacorum Borough
Local Plan Review has been placed on deposit; he has had due
regard to this fact in his consideration of the proposals, prior
to reaching a final decision.

4. The Secretsry of State notes that the closure of Mountbatten
secondary Bchool has been & known fact since May 1990 and he
accepts the uncontested views that the site is physically
suitable for residential development. He notes the Inspector's
finding that there is no open 8pace designation for this site in
the adopted local plan. He therefore agrees with him that in
consequence policies 57 and 71 4in the structure plan, which deal
with the re-use of land in towns, operate to favour residential
development. He has had regard, on the other hand, to the
emerging review of the local plan, now deposited, that designates
the majority of the site as open space with some housing, but he
agrees with the Inspector that only limited weight can be given
to what are still emerging policies. He notes the Borough
Council's objection to the proposals on the grounds that there is
already sufficient land for housing available in the Borough and
accepts their statement that the figures for housing requirements
as shown in policy 60 of the approved Structure Plan have been
exceeded. He therefore agrees with the Inspector that 1if the
site were developed as proposed it would constitute a major
windfasll addition to the supply of housing land. However, he has
also had regard to the County Council's view that the housing
requirements in the approved Structure Plan are indicative and
not to be regarded as a maximum. ‘He therefore agrees with the
Inspector's conclusion that, despite the emerging local plan
which proposes restraint on some aspects of land for housing
until 1696, there 1s insufficient ground to refuse some
development for housing on grounds of prematurity.

5. The Secretary of State has gone on to consider the question of
the proportion of the site that should be reserved for open
space. As slready stated he has had regard to the policies in
the now deposited review of the local plan but agrees with the
Inspector that limited weight can be given to the plan in this
respect. He has therefore taken considerable account of the
Inspector's views on the contribution of the site as landscape
and scenery, on 1its potential in terms of the need for open space
in that part of Hemel Hempstead, and on its role in the pattern
of space within the town, including its contribution to & green
chain of open land. He has come to 8 view that he should endorse
the Inspector's conclusion that these considerations, though
material, do not justify reserving land for use as open 8pace
over and above what would be an appropriate contribution to the
integral needs of the site. He agrees with the Inspector that
residential development of the site would require the reservation
of .about one hectare of open Bpace to meet these integral needs.

6. Turning to traffic matters, the Secretary of State notes that

the highway authority's gtatement was uncontested at the inguiry
and he therefore accepts that there axe no major objections to
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the scheme on these grounds. He also notes that the two proposed
points of access, via 013 Crabtree Lane and the Jjunction of
Redwood Drive, both require improvement if the proposals are to
be implemented. However, he 1s satisfied these improvements
could be the subject of conditions attached to any permission
granted. Although the County Council as highway authority
objected to the proposals for development on the adjacent Jarman
Fields site on the grounds of the effect on congestion in. 5t
Albans Road, they went on to make the point,.which the Inspector
and the Secretary of State accept, that Mountbatten School could
be redeveloped for purposes having similar traffic impact as
residential redevelopment. He also agrees with the Inspector's
conclusion that in traffic terms both the Mountbatten School site
and Jarman Fields could be developed independently of each other.

7. Therefore, in summary, he agrees with the Inspector that the
proposed development, if allowed toO proceed, would have no
serious conflict with any statutory policy or any other policy
which carries sufficient weight to justify refusal.

8. For the reasons given above, the Secretary of State accepts
the Inspector's conclusions and agrees with his recommendation
and, accordingly, he hereby grants outline planning permission
for residential development on the Mountbatten School site, off
Redwood Drive and 01ld Crabtree Lane, Hemel Hempstead,
Hertfordshire in accordance with application number 4/1482/50CC,
subject to the conditions set out below. 1In respect of condition
no 2 The Secretary of State does not however agree with the
Inspector that the statutory time limits imposed on this outline
permission should be extended so that housing could be phased in
conformity with Development Plan targets. He takes the view that
such an extension would be inappropriate as it would cover the
time period of plans which have not yet been approved or adopted
in accordance with statutory reguirements. He has therefore
framed condition no 2 to include the normal time limits.

(1) The development hereby permitted shall not be carried out
otherwise than in accordance with detailed plans and drawings
showing the siting, design, landscaping and external
appearance of the buildings, and means of access thereto
(hereinafter called "the reserved matters”) which shall have
been submitted to and approved by the 1local planning
authority:

(2) (a) application for approval in respect of all
reserved matters referred to in Condition (1)
hereof shall be made to the local planning
authority within a period of 3 years from the date
of this permission: '

(b) the development hereby permitted shall be
begun by not later than whichever is the later of
the following dates:

(1) the expiration of & period of 5 Yyears

commencing on the date of this
permission; ‘
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(1) the expiration of a period of 2 yearsg
commencing on the date upon which final
approval of reserved matters is given by
the local planning sutheority, or by the
Secretary of State or, 1in the case of
approval given on different dates, the
final spproval of the last such matter to
be eapproved by the local planning
authority or by the Secretary of State: )

(3) not more than & total of 50 dwellings shall be gerved
from Redwood Drive:

(4) the landscaping details submitted 4in accordance with
conditon (1) hereof shall include indications of all exigting
trees and hedgerows on the land and details of any to be
retained, together with measures for their protection in the
Course of development; ‘

{5) =all planting, seeding or turfing comprised in the
approved details of landscaping shall be carried out in the
first planting and seeding seasons following occupation of
the buildings or the completion of the development, whichever
is the sooner; and 8ny trees or plants which within a period
of 5 years from the completion of the development die, are
removed or become seriously damaged or diseased shall be
replaced in the next Planting season with others of similar
size and specles unless the local planning authority gives
written consent to any variation:

(6) development shall not commence until details of =&
drainage strategy including on and off-site works shall have
been submitted to and approved by the local planning
suthority and the development shall be carried out in
accordance with the details as so approved. No works which
result in the discharge of foul or surface water from the
- 8ite shall be commenced until the off-site drainage works
referred to herein shall have been completed:;

(7) no work shall be started on any part or parts of the
development hereby permitted until either:

(a) there has been submitted to the 1local planning
aduthority 4in respect of that part or parts of the
development evidence that:

(1) there 1s no contamination of the land or
ground water or presence of landfill gas in the
land comprising that part or parts to be
developed; and

(i1) there is no likelihood that Buch
contamination will occur of the land comprising
that part or parts of the development as & result
of development of other part or parts of the lang
the subject of this permission: and the local
Planning authority have confirmed in writing that
such evidence as submitted ig acceptable; or
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(b) a scheme has been submitted to and approved by the
local planning authority indicating the extent of

contamination of the land and/or ground water and/or
presence of landfill gas 1in the land comprising the part
or parts of the development and the means by which such
contamination and/or gases are to be contreolled or
removed;

and those part or parts of the said development shall be
carried out in accordance with the detalls as so
approved;

(8) the scheme submitted in accordance with Condition (7)) (b)
hereof shall include:

(a) measures for the . contrel of gas or gases and
contamination within the land the subject of the part or
parts of the development the subject of this permission:

and .

. (b} proposals for safeguarding buildings and other
Structures erected on the said land, and buildings,
structures and other works (including the adjacent

Ski-slopes and mound) situated on land outside that the
subject of this permission:_anq

(c) proposals for long-term monitoring of contaminants and
gases;

{9) not less than 1 hectare of the site the subject of this
permission shall be reserved for public open space purposes:

(10} no work shall cdmmence on any part of the development
hereby permitted served from Reédwood Drive until details of

alterations to the Junction of Redwood Drive/wood ..

Crescent/Crabtree Lane shall have been submitted to and
approved by the local pPlanning authority and no part of the
said development shall be occupied until that junction shall
have been constructed in accordance with the approved
o details;

(11) means of vehicular access to the development hereby
permitted shall be from Redwood Drive and/or 0ld Crabtree
Lane only;

(12) no work shall commence on any part of the development
hereby permitted served from O0ld Crabtree Lane until details
of alterations to the Junction of St Albans Road/01d Crabtree
Lane and widening of 0ld Crabtree Lane shall have been
submitted to and approved by the local planning authority and
' no part of the said development shall be commenced until that
Jjunction and road widening works shall have been constructed .
in accordance with the approved details: .

r (13) the details submitted in accordance with condition (1)

- hereof shall include the reservation, provision and details
of a footway 1link between 0Old Crabtree Lane and Redwood
Drive;
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(14) no part of the development hereby permitted shall be
occupied until the footway 1ink referred to in condition (13)
hereof shall have been provided {n eaccordsance with the
approved details. : '

9. This letter does not convey B8any approval or consent which may
be required under 8ny enactment, byelaw OT Regulation other than
section 57 of the Town and Country Planning AcCt 1990.

10. .Copies of this'lefter have been sent to a1l the parties
appearing at the inguiry.

11. A separate note is attached setting out the circumstances in
which wvalidity of the Secretary of State's decision may be
challenged in the High Court.

1 am Sir )
vour obedient Servant

Aoa b=
—

R A BIRD
Authorised by the Secretary of State
for the Environment to sign in that behalf.

Y



_CCNCLUSICNS

15.1 Froz the foregolng evidence and the representations received, 1 have ccze to
the following conclusions. The inquiry relates to 3 applications calleg in fcr
determination by Secretary of State. The application for leisure developrent, holel
and superstore on the recreation ground at Jarpan Fields has been in preparation for a
long time, i3 supported on balance by Dacorum Berough Council as landzwners, oppc-sezl
by soge local people and by the County Councll as strategic planning authority. Tre
sther two applicatlons were subcitted recently, when the County Council declded LO
close an adjacert seccncary school, and saw the opportunity to develop their slte as a
housing estate. Crne of their scremes could be developed in {solation, with access
from the ma‘n rcad Asl4. The alternative scheme, which everyone prefers, woul.d galin
access froz the proposed developrment at Jarman Fields. Dacorum Council lead the
opposition to both those applications, mainly because they want more of the slte
conserved as open space. The County Council avolded any acbivalence in their poalticn
by presenting different cases on behall of their estates and highways/planning depari-
gents, through two Counsel. At the inquiry there was cozplete agreecent that the
Jarzan Fields and Mountbatten School projects do not depend on each other, nor pre-
cluZe each ciner, and ought tc be considered separately. I therefore separate oy
corclusicrns, caking recomzendations at the end of gy report. (1.1 1.3 3.0 4.1 5.1 9.1
10.1 §.41 12,1 10.2] '

.}AF_\‘A.\‘ FIELLS
S.pructure Plan policlies relating to high density recreation and leisure

15.2 Current atatutcry policy is founded on the Hertfordshire County Structure Plan
first approved in 1979, altered in 1984, reviewed in 1966 and approved in 1988. The
current Local Filan was adopted in 1984 while the Struzture Plan was being altered.
~*% tre statutory Developzent Plans are sald to be c..dated. The Structure Plan 1is
being rolled forward to 2001, by means of alterations submitted to the Secretary of
State in January 1691'. A new Local Plan is emerging in draft, but the County have
chjected to certain of its proposals. The Development Plan is therefore in a proce3ss
of evclution and there is.no consensus about the weight to be given to each relevant
pclicy. [3.6 4.7 L1 bie 5.28 11.18)

15.3 Seructure Plan Policy 16 normally peraits high intensity leisure developzent
with good accessibility where this would strengthen the role of town centres. The
policy was modifiecd when the Plan was approved, so that it does not preclude such
developzent cn sites which dc not fall within the criterta (where it would otherwlse
be acceptatle). ([L.13 3.7 5.4]

15. 4 Sore aspects of the scheme are not controversial. Dacorum Athletic Club are
looking for a site for an all-weather sports grourid and running track. Their plans to
build 1t a% Jarzan Flelds in 1978 came to naught, despite the willingness of Dacorux
as landownera, The proposed athletics ground 1s regarded now as the prime benefit of
the current applicaticn, but it would be subsidised by a range of cormerclial propos-
als, which soze people think excessive. It is necessary to exapine them in turn. The
athletics ground and existing ski centre are not regarded as high-intensity recreatlicn
so they do not fall foul of policy 16. No strategilc policy issues arise from the
proposed restaurant or petrol filling station. [5.1% 7.9 4.13]

15.5 The 1991 veraion of the Plan introduces new and exceptional criteria by whiceh
Local Plans may identify sites outside town centres, but only if there i3 a proven
need: other criteria relate to restoration of damaged land, detriment to the highway
rnet4ork, or loss of amenity. Dacorum Council think those criteria are too restiric-
tive, but nevertheless they consider Jarman Fields is an appropriate site for intense
leisure uses, and designate {t accordingly in thelr ezergent Local Plan. In ;epp:r:



of the new criteria the County Council challenge the need for development, point by *
point. The3se differences between the twe Planning Authoritlies must affect the welght
to be given tO both their non-statutory Plans. {3.7 3.9 L.14 4,15 §.13 5.5]

15.6 tHigh intensity sctivity' explicitly includes the proposed skating rink, 28
lane 10-pin bowling, T rinks of indoor bowling, sports centre, 7 screen cineza, and
the hotel. Having regard to the intensity of use at the proposed leisure pool, I have
no doubt that the policy would apply to that too. I do not seriously believe that
Jarpan Fields {8 in or adjacent to the Town Centre, simply because the real Town
Centre is pore than 1 km away in the valley. Therefore the proposed development 13
not generally permitted by Policy 16. [3.8 5.4 2.10 3.7 413 b, 22)

15.7 The policy 1s not prohibitive, and one should conaider what barm would be done
if development is allowed. The objective of this pollcy {s to strengthen the role of
town centres; and the apparent harm {s that the development would fall to serve that
objective. Dacorucs and the applicants regard it as one single magnificent package
which would strengthen the role of the entire town. However, for the purposes of thila
policy the County suggest there is no need for all of it to be located in the same
place, and no proven need for most of 1t in Hemel Hempstead at all. 3.8 5.4 5.2 4.20
L.3]

15.8 No specific alternative aite {s proposed for the entire leisure centre, in

Hemel Hempatead or anywhere else., No-one currently proposes to bulld a leisure centre
{n the town centre, and there is no evidence that a slite would be suitable or avall-
able for the purpose. There 1is already a swimming pool and sports centre not far froo
the Centre, and I accept the uncontested evidence of Dacorum that these would contin.‘
to serve local sportsmen after a jeisure centre ia allowed on Jarman Fields. Obvious-
1y if the whole new attraction could be accommodated in the town centre, it would
strengther the role which the centre serves, but I see no realistic prospect of that.
[5.9 4.58 3.21 3.19 2.11]

15.9 Looking at the leisure centre piecemeal, there is an acknowledged need for an
ice rink, but no alternative site has been identified in town, Or {n Watford where the
County Council think it might go. Written representations support the need for iadoor
bowls but no site has been suggested within the town centre or elsewhere. The alterna-
tive to building a ten-pin bowling alley or leisure pool on the application alte is
simply to do without, for the forseesble future. 1 reali{se that such facilities are
not essential in any society, but I doubt Lif the objectives of this policy would be
served by refusing outline planning permissiocn on the only site which is currently
available and which the developers regard as optimum. As the policy 1is not prehibi-
tive, and no specific project would be harped in the breach, I do not think the lack
of absclute need justifies refusal. (5.6 5.7 5.8 §.56 L.63 4.59]

15.10 The proposed hotel is a separate project, which is sald to be a necessary par
of the package to subsidise the sportis facilities, although no financial evidence u‘
produced to prove {t. To a limited extent, the hotel and lelsure centre might comple-
ment one another, They are controlled by the same policy 16, and similar issues
arise. There 1s an acknowledged need for an hotel in terms of atructure plan peolicy,
and evidence of local demand, but no relevant planning strategy has yet been devised.
Some promising alternatlve locations have been found for an hotel to be bullt separate
from the leisure centre, 1n other neighbourhoods; but the purpose of Policy 16 relates
to the town centre. The only pertinent site ralsed at the inquiry is called The

. Lakeside, a building site at the south end of the main shopping street, where current-
ly an appeal about offices remalns undetermined. On the evidence of the widespread
search already carried out by the applicants, 1t does not seem to commend itself to 2
leisure centre or hotel developer. Therefore even if a new hotel might contribute t©
the vitality of Hemel Hempstead centre, 1 think that is only an aspiration at present,
and not a reason for refusal. [3.29 5.12 3.27 §.14 4.28 4.25 4,23 5.13)
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‘15.11 Irf the statutory policy 16 does not Justify refusal, then the new, non-statuyto-
ry pclicies would not alter that decision and I need not anticipate the final outecme
of the developrent plan process by deciding how closely the emergent Local Plan
proposals for Jarzan Filelds it the 4 new criteria in the subziited 1991 Structure
Plan. [b4.14 5.5 5.10] ‘

Retai]l development outside town centres

15.12 The proposed Tesco Superatore is intended to subsidise the sports facilities.
Its inclusicrn In the package raises quantitative and Qualitative shopping issues, but
by comzon cornsent there 13 no objection to the trading impact on the viabllity of the
town centre as a whole. Inleed the applicants say that it would assist the trading
position of the tewn, by retaining trade which escapea to surrounding towns and
competing stores at present, and the County do not deny it. There seems little doubt
that the superzarkets In the town centre would continue to trade. It would inevitably
have soge effect on 2 nearby neighbourhocod shopping centres, but they both appear to
be trading vigcrously at present and there is no substantive evidence to suggest that
they would cease to serve their cyscomers’ everyday needs after the initial tmppact of
Tesco has been absorbted. [3.41 3.43 4.34 5.21 6.1 3.26 4.30)

15.13 The quantitative objection stems from policy 66 of the Structure Plan which is
the basls for distributing new retail floorspace in each district between 1981 and
1966. Existing com—i‘trents already exceed the allocation for Dacorum. A3 this policy
h. 30 nearly rin {13 course, it seems sensible to take account of the next succeeding
f®icy in the roll-forward plan of 1991, which indicates likewise that almost all the
allocation fcr 199£-2201 is already committed. Unless the proposed superstore 1is
deferred until alter 1696, it will traverse these guidelines, whether the Lakes!de
site 1s used for shopping or not. [5.15 5,16 3.16 6.10 5.20)

15.14 These guidelines indicate a lack of quantitative Justification for more.
sncpping of any kirnd anywhere in Dacorum, but they do nct differentiate between
c:ratle and ccnvenlernce floorsypace, and are not intended to set an adsolute maximux to
develcpment. [5.1€ 6.10 3.16 5.15 4.29)

15.15 In the absence cof any general policy requirement for more shopping, the crux of
the sropping strategy 1s pclicy 68 which encourages retail development to locate in
and adjacent to existing centres. This strategy seezs to have borne fruit, in the
irrressive new Marlcwes Centre in the main street, and the new Cateway atore close at
hand. [5.18 5.1§ 4.31 4.29 3.37) '

15.16 Polizy 6E only applies if the relevant retail developzent would be consistent
with the role and charazter of the town centre. I found that Hermel Hempstead is the
l.‘l stronghold of durable shopping, although convenience trading has some sturdy
r..esentatives. The proposed Tesco store of 6500 3qm i3 Iintended to trade in
converlience goods, on one floor, amid extenaive surface car parking. That would
conforc With the company's current style of trading, and Dacorum agree that this would
be the appropriate way to trade. On that understanding, a superstore of the type
specified by Tesco could not be accommodated in the town centre. Moreover 1t would
take up a very large site, which would be inconsistent with the well-developed charac-
ter of the centre, and might displace trading in durable goods. Consequently 1t
should be considerec outside policy 68. [3.37 4.32 3.32 3.33 5.24 3.41 4.31 5.20]

15.17 That puts the propcsed superstore in the context of Policies 80 and 81, which
apply to retall development ocutside town centres. The rationale of these policies 1is
to encourage new forms of retailing, such as superstores, which are difficult to ace
commodate in town centres. Having said that the chosen type of development cannot be
accomzodated In the town centre, and would not affect the viabllity of the centre, I
consider that Policy B0 would fit the case. It is moreover suggested that such a

Superstore would overload the roads and car parks of the town centre: and that would
satisfy another criterion of policy 80, notwithstanding any precedent set by the
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Lakeside scheme. The architectural character of the town cenlre 13 not at issue; and
neither is the size of the superstore, but evidently compliance with just one of the
criteria of policy B0 confers compliance with the policy a3 a whole. [5.22 3.37 k.32
5.21 5.20 3.15]

15.18 Policy 81 goes on to specify what kind of aites are acceptable in such circue-
stances: Jarman Flelds anawers to the criteria of accessibility, and avoldance of
sites needed for employment or housing, 30 even {f the redevelopment of this recrea-
tion ground would be no help to urban regeneration (which is the third and last
criterion of policy B1), 1 conclude that the suparstore would not conflict with
Structure Plan shopping pollcy. [4.38 5.23 3.15)

15.19 In the absence of a general overall need for more shopping in Dacorum, perhaps
the proposed development might reduce the stimulus to improve sope Of the older shops
in the town centre at some future date. However, that appears to be Lhe worst harm
which could arisae in terms of shopping strategy in the Structure Flan, and I do not
think it warrants refusal. [5.22]

Conservation and enhancemsnt of the pattern of open space in towns

15.20 Structure Plan Policy 48 defines the proper objective of District Councils to
conserve and enhance the pattern of open apace; and it refers to the supporting role
of the County Council. This policy is not clearly focused on development control.
The District Council advocated approval while the County took pains to confine thelr
evidence to strategic matters. The local objectors nad no such inhibitions and 80
environmental issues were fully ventilated. {5.25 5.1 6.26 X.40 b.u3]

15.21 In terms of Structure plan policy U8 theres can be little doudt that a recrea-
tion ground the size of Jarman Fields makes a significant contribution to the pattern
of open apace in Hemel Hempatead, even though there {s plenty of open apace elasevhere
in the town. The Statutory Local Plan does not atterpt to identify which areas of
open space are important, although the emergent Plan is intended to rectify that. For
the time being Dacorum consider the recreation ground 1s no more than a local amenlity,
and the loss to local residents would be outweighed by the lelsure enjoyment of lots
gore people. That has to be weighed in the balance. Plainly, the proposed develop-
ment would not leave much green space remaining in Jarman Fields except for a small
landscaped park, play area, landscaping, and the peripheral grassland around the
balancing pond. It plainly would not conserve or enhance the pattern of open space,
and although the policy is not sizply intended to maintain the status quo, there is a
conflict here. Policy 77 of the statutory Local plan is comparatively explicit:
planning permission is not normally granted for any development which would result in
the loss of public copen apace. The Local Plan makea no provision for the current
proposals. Nor does it reflect the 1979 permission for an ice rink, sports hall and
athletics track which were current when it was prepared. [4.40 5.25 3.15 3.12 3.13
4.43 5.26 3.53 4.10 k.25 4.47 6.8)

15.22 Hemel Hempstead {8 a new town with a great deal of open apace. I regard that
as an inherent part of the character of the place, and not as a reason to develop open
jand. However, the outcome of this application depends to aome extent oo value
judgements which have not previously been faced. [6.26 3.4T 3.48 5.25 5.26)

15.23 The history of the aite is merely the background to its importance in the
environment. It was once the aite of a sewage works, and then a tip, which was
managed so that 1t could eventually be reclaimed as open space. The huge existing ski
alope sets the scene for further development. The Fields have been regarded for many
years as a potential site for aports or leisure facilities although the relevant
doncepts have changed from time to time, and none of the earller schemes envisaged the
development of so much of the saite. None of the early history represents a comr{taent
to development of the sort which 1s now proposed, and local residents understandably



atrive to thwart it. A fermal notice of the intended disposal of the Fields in 1GE2
prcvoked a significant reaction from those who want 1t to be conserved. {4.8 £.8 7.1
4.4 3,92 2.1]

15.24 Jarman Flelds offers a brocad and liberating vista from the ALIN, and frce

-ad joining residential areas across to distant hilltopa. I do not underestimate the
pleasure which local people get from it, despite the lack of [eatures, 3parse trees
and planting. If it is retained as open space it could be pmade into a beautiful lccal
park. However, avart from limited use for soccer, it does not seem toO be used zuch a:
present. 1 saw that the sports pitches are rough. Apparently the field 1s used
largely for walking dogs. [2.4 3.45 6.21 6.26 U.6u k.46 2.2]

15.25 The Local Plan adopts the flamiliar standards of the Naticnal Playing Flelds
Association. There would still be enough open space and informal playspace in town to
meet the adopted standards if Jarman Fields is developed. These atandard open spaces
are supplemented by woodlands, old canal and rallway routes. There are not enough

equipped playgrounds in town to meet the adopted atancdard, but the proposed develop-
mernt would nct make that deflclency any worse, [L.48 4.50 4.52 4.53 3.51)

15.26 1In answer to the constraints of statutory policies, Dacorum refer inslatently
to the ezergent Local Plan, first published in draft for public consultation in April
1990. It i{s said to be particularly germane to thils case because it specifies the
‘liy propcsals in the application. That does not imply a foregone conclusion, because

se proposais in the Plan are subject to the ordinary process of objection and
Pubite Local Inguiry. In terms of circular 22/80, it has reached stage (a), which 1s
an early stage of preparation, so it carries only limited weight. The emergent Plan
continues to make progress, and there seems no reason to doubt that it will be certi-
fied in conforzity with the Structure Plan in due course, but it still has a long way
to go. [4.%2 4.20 3.13 &.47 5.28) ‘

15.27 One of the ecergent policies specifies a standard walking distance within U00m
froz houses to leisure space. By those standards a sczall area of housing would be too
far froz the residual area of open space left amcng the proposed development., I do
not think that i3 a crucial issue in the context of this application, though it arises
again in the context of public access at Mountbatten School, and the proposad develop-
me~t there. [3.46 3.49 6.18 6.25 15.67)

15.28 The ezergent Local Plan places more emphasis on the protection of the environ-
ment, in step with the forthcoming Structure Plan and recent government publicatiens.
I+ is intenced to assess the contribution which every open 3pace makes to the local
environzent. Surveys were produced for the inquiry but the necessary value judgements
.‘:e not been made yet, so at this stage in the evolution of the Local Plan I conslder

is best to concentrate on the actual use and appearance of Jarman Fields in the
context of current statutory policy. The development would patently conflict with the
policy. The harm ought to be balanced against the benefits. {3.13 5,25 3.46-50 3.100
§.2§ 11.18 4.45]

Effect on the Highway Network

15.29 Although the Highway Authority recommended 5 reasons for refusing outline
planning permission for the proposed development, the sticking point at the end of the
inquiry was the size of the cash contribution towards mitigating the adverse effects
of the development. Such a contribution is part of the proffered package. The
pursuit of contributions from developers is part of the policy background to this
application: each development 1s expected to contribute at least enough to meet the
corsequences, and to pay for a localised improvement which caters for the predicted
design flow. The developers do not apparently cavil at the principles involved;
throughout the inquiry, helpful and constructive cocpromises were offered and accept-
ed, but evidence about the sum and purpose of the contribution was neither given nor
sought. [5.30 5.34 3.87 5.53 3.88)



15.30 Development Plan policles, implemented by the TPP, establish a hierarchy of
roads, according to which the east-west orbital ANI14 {s an important route upon which
traffic should be canalised. The main issue is congestion and delay at the junctionas
although the A4ll4 operates within {ts design capacity. The County are anxious to
maintain a good level of service, and a minimum of congesticn on the route, eaven at
peak hours. Nevertheless, they indicated in 1988 that the proposed development could
be perzitted if there is a 3satisfactory package of highway improvementa. [5.32 5.33
5,36 3.60 5.35 5.29 4.65 4.69.]

15.31 Traffic flows and assignments were helpfully agreed, and are not in contentlon.
My own subjective imppression of peak hour traffic supports the finding that the route
is not seriously congested at present. Congestion could well get worse in future, 1f
only because of the planned growth of the area, 80 roads should be ipproved or else
delay i3 inevitable. All the parties face that prospect with concern, and are anxious
to mitigate it. However, there is very little hard evidence to show what should be
done. The Highway Authority suggest a Reference Flow/Capacity Ratlio (RFC) of 0.85
would be an indicator of ‘acceptable delay' but there is no policy to that effect; and
RFC is expected to exceed 1.0 in many places anyway by 1994, so I do not think it is a
conclusive atandard on which I can rely. The best available predictions of future
delays, based on ARCADY analysis, proved extremely unreliable - even as & reflacticn
of existing circumstances. [3.62, 3.63 4.75 5.3 5,44 2.15 2.18 3.59 5.33 5.81 3.59
3.73)

15.32 Although a very detailed analysis of traffic assessments has been complled .
before the inquiry, the applicants introduced a fresh interpretation based on recent
acadezic research. They have a different perception of the effect the superatore
‘might have on traffic patterns at a distance from the site; and there may be compara-
ble but unquantified differences to the traffic visiting other developments on the
site., The premise of this theory, set out in the deposited documents, is that the
traffic at a new superstore is not all new traffic: pmuch of it is diverted or trans-
ferred from other stores, whereby the network is relieved. However, I do not think
that makes guch difference to the outcome of this application, because it is a corol-
lary of the applicant's case that a successful development on Jarman Fields is bound
to claw back traffic to the AY14 in so far as it claws back business to the town,
though there may be some easement of traffic on routes further away. Although the
differences between the two interpretations are paterial, I do not think the conclu-
sions which can be drawn from them are very useful and, as the County Councll sug-
gests, the overall delays would be about the same even Lif they occur in different
times or places. Besaides, the County Council indicate a preference for developeent in
the Town Centre, and that would surely contribute to congestion there. [3.63 3.65 3.66
3.69. 5.44 5.37])

15.33 St Albans Hill would only be used as an emergency access, wvhich would not .
norgally create a bazard. The problems are sald to arise at the junctions of A&14,
and it is more helpful to look at them one by one, starting with the complicated ring
of mini-roundabouts which serves the Town Centre at the Plough. There is no serious
problem there at present, it works well, and is not getting noticeably worae. The TFP
looks forward to a major grade separated ipprovement there in due course. The Highway
Authority regards the prospect of future congestion there as a reason to rafuse
outline planning permiasion on the strength of their estimation that the proposed de-
velopment would increase traffic there by 5.7%. The applicants, applying their
different interpretation, maintain that the increase would bes more like 3.7%. This
development, because of ita size, would be aspecially significant and I think the
Highway Authority are right to be wary of the cumulative effect, because the best
figures avallable indicate a alight increase in traffic would produce a pagnified
effect on delays. The applicants equate that to about 2-3 years of normal growth. 1
do believe that would be harmful. However, I do not believe it i{s serious enocugh to
justify refusing planning permission; because 1t reflects a widespread but tolerabdle
burden on the network as a whole, because the evidence indicates that the traffic
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wosld be able to adjust and respcnd by rerouting or peax spreading untll majer le-
provements take place, and because the Plough 13 not too ba“ly ccrgested at the
mozent. [5.39 5.40 3.71 3.61 3.76 3.42 5. 42 3.7% 3.72 3.73 .38 5.41]

15.34 The site 8CCe€33 {s not at issue. The design of a new roundabcut has been
agreed, aubject to minor amendments which the parties are ready to resclve at the
detailed stage. Local people point out the new roundabout would introduce a new
ha=ard on the mailn road, but the Highway Authority confirc that 1t could be made sale.
(3.55 4.75 5.29 3.77 5.49 6.28 5.49]

15.35 Bennetts End Roundabout is within the application site. It causes scce delays
at present, particularly on the minor roads at peak hours, and the proposed develcp-
pent would increase the peak hour flow by some 153 in 1G34. The developers have
agreed to improve 'it, so that the congestion would get no Worse pending a major grade-
separated improvement. (3.78 3.81 5,36 3.82)

15.36 Maylands Roundabout causes the worst problexs on the route at present. A U3
{nerease of traffic, attributed to the development, could exacerbate the delays, butl
the cash contribtutions negotlated between the applicants and County are intended to
cover the whcie cost of an impending improvement, and more besides. [3.83 S.45 3.84)

15.37 Breakspear Roundabout i{s alsoc overloaded, and susceptible to increased delays
gin 3§ extra traffic arises from the proposed development. The A414 junction with
W.rstcck Green Road does not appear to be overloaded yet, but a 5.8% increment frce
the proposed developzent would represent about 3 years traffic growth. However,
nelther of these junctions were cited as a particular reason for refusing cutline
planning perzission and the developers consider their cash contributions will allevi-
ate any harz within the network as a whole. [5.46 5.47 3.57 3.87)

15.38 Turning to the first of the specific reasons for refusal recommended by the
Highway Authority, the particular reference to congestion at the Plough was not
substartiated at the inguiry, and the reference to the rest of the A41u has already
been conaldered junztion-by-junction. As to the second reason, the County concedes
that the develcpzent has no special propensity to cause accidents. Pedestrians and
cyclists should be considered {in the detailed design. The third reason relates to
rat-runs of drivers diverted through the residential areas; and although the County
Coun=i11 did not substantiate it, the problem ls very real to local pecople and i3 very
relevant to the Structure Plan objective of canalising traffic on the main roads.
However I consider it is a very generalised problez, and difficult to lay at the
applicant's dcor except in the sense that drivers will be sure to find new way3s arcund
any new delays. [3.57 5.48 5,49 5,50 5.51 6.30 3.89 7.5)

.,.39 A relevant transportation study has not yet been completed, 80 1t is suggested
that the application is prezature. That is the basis for the last two reasons for the
County's recczzmendation. The cash contribution is however intended to ansawer those
objections. No-one sought to say how much is needed or how much can be afforded, so I
have no basis to conclude that it 1s not encugh. It cannot yet be said how the money
should be spent, but I do not consider that it would be premature to approve develop-
ment and wait until a future plan has been adopted. [5.54 3.57 4.72 5.53 3.57)

15.40 The worst effect of the proposed developzent in my opinion could be to use up
some of the future capacity of the AL14, which is just about capable of accepting the
traffic froc the development now, The whole thrust of the evidence 13 to mitlgate
those effects and make them acceptable. The application, with the on-3ite road
{mprovements and the package of agreements, appear3 reasonable in physical terms.
[3.87 4.78)



The scale of development, impact on rasidential areas and the town as a wvhole

15.41 Dacorum regards the proposed leisure centre as a magnificent prize for the
townspeople, fulfilling many cherished hopes, on the best avallable site. It would be
very large and would have enormous impact. The athletics track would virtually fi1l
the large waste ares beslde the ski slope. No one pursued a specific objection to’
that. The three largest bulldings would be the lelisure centre, hotel and superatore.
The centre of the site would be a huge expanse of car parking, relieved by some open
spaces and forest trees. This application does not relate to any multi-storey or
decked car parking. [4.3 %.20 6.18 7.1 2.2)

15.42 The largest bullding would be the leisure centre, set back from St Albans Hill
with a frontage of 180 @ and a height over 14 m. It would pot seriously affect the
sunlight and daylight reaching houses on the opposite side of St Albans Hill, but
would completely change the outlook which they enjoy across the open space at present.
Similarly it would obstruct the view behind houses and gardens in Bennstts End Road,
overshadowing part of the back gardens. Landscaping and planning conditions could
only reduce the effects on the dwellings concerned. (4.86 6.17 .87 &.92 k.93 3.100]

15.43 The area 13 quiet at night, despite the proximity of the main road. It would
be necessary to screen out as much nolse as possible, and impose a limit on the noise
perceived at the boundaries of the aite, but in my view restrictions onm hours of
opening would be onerous or {nsffectual. The proposed access works would increase
noise around houses on the opposite side of Al14. [4.91 6.32 6.331 7.2 2.5)

15.44 The proposed hotel would be oonspicuous froz dwellings on the far side of St
Albans Road A414, but they would be more than 100 m away, ao they would not bde over-
looked though they would lose their view. (k.92 6.34 6.35 3.101)]

15.45 The superstore would be uncomfortably close to 2 dwellings which have a pano-
raca across the recreation ground at present. Their outlock would be completely
spoiled and the effect could only be softened by landscaping and soreening. [2.4 2.2
4.93)

15.46 People in adjoining streets and houses enjoy views across Jarman Fields too,
but I think it fair to say the ambience extends only short distances froxz the bounda-
ries of the site. The long distance views are not very striking; from a small sector
of countryside and scme streets on the far side of a valley, Jarman Flelds can be seen
unobtrusively, among other open spaces below the skyline. [3.100 &.,103 2.5 2.8)

15.47 The proposals have been widely publicised by the applicants, largely in hopes
of & positive response in line with their own notions and those of Dacorum. This
produced a mixed reaction, and attracted the censure of the Jarman Action Group on th
grounds that it was misleading. Any fears I might have that public opinion has not
been fully represented are laid to rest by the valuable and independent market re-
search carried out by Jarman Action Group. Thelr document speaks for itself, and
ahows a fairly wide range of inforped opinion azmong pecple in the adjoining neighbour-
hoods. I am satisfied that Dacorum have bean thorough and unbiased in thelir examina-
tion of the scheme. They now present a balanced view that unless the development 1s
part of a package of benefits, and unless the harmful elfects are ameliorated by
planning conditions, the application should not be approved. [6.3-6.7 3.102 4.2 4.3
3.3 4.104]

15.48 The site is beset by technical problems, which are thoroughly explalned in
uncontested evidence among the deposited documents. Although the tip 18 still unsta-
ble, contaminated, and generates landfill gas, it would be practicable to compact it
and cap the affected area with an impermeable surface in which the buildings, services
and landscaping could be set. Liquor which leaches into the chalk aquifer, and gas
which vents into the atmosphere, could both be monitored by Agreements which form part
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of. the package, and which are said, withoul contradiction, to represent an igprovement
over exiating circumstances. Overall I do not consider the siteworks would have an
agverse effect on amenity, except during the construction period when the tip is belng
disturbed and the mass is being compacted and covered over again. [3.92-98 6.31)
15.45 At the end of the inquiry the relevant Agreement wWas sti1ll unconcluded, but the
proposed package was willingly offered and accepted DY the District Planning Authority
without recourse to the tests in Circular 22/83, and waa welighed in the balance. The
athletics ground 13 regarded as an unalloyed benefit, which Dacorum will not pay for.
In my opinicn the existing athletics facilities in Hemel Hezpstead are sadly uninspir-
ing. Indoor powis are badly served in the town, and the proposed rinks would be a
boon. The existing pool and sports centre near the town centre fulfills the needs of
enthusiasts, but a comzercial leisure centre would be more fun and would have a wicer
appeal. An lice rink and 10-pin bowling would add to the attractions of the town at
large. A cineza would be a wholly commercial venture complementary to the rest of the
package. There 13 not much entertainzent in the Town at present. I look upon the
pub, restaurant, nightclub, amusement centre elc. a3 penefits which carry much less
weight in evidence than the foregoing list. {4.60 k.61 7.6 4.5 4.57 4.56 3.20 S5.27]

15,50 In providing the lei{sure centre, the developers perceive that they are taking a
risk which Dacorusc cannot afford; they intend to keep the design flexible enough to
respond to changing fashions, but they are willing to commit themselves to cperate the
pool, ice rink and indoor bowls for the long term even if it i3 not viable. The '
.ackage would be funded by other comzercial enterprises. [4.19 3.23 3.24 3.4 3.2 3.5)

15.51 Dacorum is convinced that the population actually want a leisure centre and the
applicants have done their best to estimate the demand. A great deal of investment
depends on the correct estimate, although forecasting appears to be an inexact sci-
ence. No doubt there are rich prizes for a speculator who {nvests heavily and succ--
essfully, but the local authority prefera to leave that to the developers, and gener-
ally endorses thelr subzissions about need and the justification for exira commerclial
elecents. [4.19 3.23 6.5 6.6 6.7]

15,52 As to the recainder of the package, the hotel is apparently needed, sogewhere
in town, and the developers regard the site a3 ideal. I have no reason to doubt that
{t would be viable, and its inclusiocn appears on balance to be beneficial. [{3.27 4.25]

15.53 If an application had been submitted for a superatore in isolaticn on Jarman

Fields, I do not think it would receive planning permission, primarily because it

would not justify the loss of so much public open 3pace. I have already reported the

izplications for shopping policy and impact, and concluded they would not warrant

refusal. 1f that is so, the rationale for including the auperstors ia to pay for mcre
.beneficial parts of the package. [3.2 4.106]

15.54 The balance is further awayed by a series of benefits included in the draft
Agreezent. A substantial contribution to pavilions on sports grounds in other parts
of Herwel Hempatead should bring 9 more pitches into use. Subject to the consent of
the New Towns Commission, a large new public open space of 36.5 ha is proposed at
Bunkers Lane on the outskirts of the town, with a contribution from the developers.
That would be too far awmy fram the application sate to bemuch benefit to people who live
{n the Crabtree area, but it would be an attractive and varied open space in a sector
of town where open space 13 comparatively sparse and the countryside is not readily
accessible. [(4.51 3.5 3.52 6.19 2.13 3.2)

15.55 All in all I consider the benefits outweigh the harm. ‘The traffic issues
repain in the balance because the road improvements and contributions help to compen-
sate for the extra traffic flows. Statutory policy does not explicitly preclude high
intensity leisure development or a superstore outside the town centre. The County
Council's objections depend on a rigid {nterpretation of a policy which seems too
flexible to sustain it. There are still cogent policy objections to the development



of public open space. Those policies carry the full weight of the statutory develop-
gent plan. They are however undermined in this case by the unfocused Structure Plan
policy, the age of the current Local Plan, its fallure to address the value of open
spaces, and most of all by the 1ack of commitment to it by Dacorum and the local
community. The development at Jarpan Fields presents an opportunity unforseen by any
of the principal parties when the current Development Plan was prepared. The most
powerful objections are subjective: Jarman Flelds has the potentiasl to be transformed
{nto a beautiful park, but is not much used at present. I cannot identify any major
project elsewhere which would be prejudiced {f outline planning permission 13 granted.
Recognising that Dacorum and the developers have negotiated the best package they can
panage at present, and no better aite can be found in the town centre, I do not
conaider the breach of policy would justify refusing outline planning permiasicn.
{15.20 6.17 3.8)

MOUNTBATTEN SCHOOL
Structure Plan policies relating to bousing

15.56 The closure of Mountbatten Secondary School has been an accepted fact since May
1990, when the Jarman Fields applicaticn was already current. The County Counclil as
owners of the site are not yet committed to any particular use for the school and its
buildings after closure. 1f it is used temporarily as a Teachers' Centre there will

be roogp to spare for an Education Training Centre. Otherwise no-one denies that the
site and the extsnsive playing fields are ripe for redeveloppent and physically

suitable for building houses. (9.3 9.38 §.8] .

15.57 Both applications are plainly matters of principle: the County Council percelve
a duty under 3123 of the Local Government Act 1972 (as amended), not to disposse of the
land unless they know the best consideration that can reascnably be obtained. Botb
applications are in outline, and the figure of 300 dwellings {s used by the principal
parties as a convenient basis for evidence at the inquiry; I do mot think any grant of
outline planning permission would carry a commitment to & apecific pumber. (9.3 §.4)

15.58 The County claims a presumption in favour of development in terms of PPG1, PPG3
and Policy 49, which concentrates housing into towns. 1t can reasonably be added that
the redevelopment of the school would recycle urban land in terms of Policy U48.
Although Dacorun objects to the applications, they readily concede that the site of
the school buildings could be redeveloped. [9.11 9.16 §.12 11.18]

15.59 Dacorum's pain objection to the principle of housing is that there i{s pore than
enough land already available in the District. The basis for that contention is
Policy 60, the current statutory bousing programae 1981-96, which has already been
exceeded, with 5 years of the Plan perloed unexpired. The County Planning Autbority
are currently rolling the Plan forward to 2001, but even B0, existing com.}tnonts .
apount to all but 376 of the dwellings needed in the next 10 years. Windfall sites
are normally discovered at a rate of about 70 asites a year. In that sense Mountbatten
School constitutes an enormous windfall. The County stress that the housing programme
{s merely indicative, and not a maximum. They 8ay opportunities for development
ahould be exploited in accordance with Policy 57, and if the avallability of Mount-
batten School had been foreseen, the programme might have been set higher. [11.7 11.8
9.6) _

15.60 1In terms of PPG3 the Housing Land Supply is obviously more than adequate. That
simply means that there is no additional presumption in favour of housing; it does not
imply refusal. Dacorum however taks the {ssue further, saying there 1a no need to
develop the site, in view of the impending oversupply of land. Special low-cost
housing would not be objectionable in the saxe terms, but these housing applications
do not specify low-cost dwellings. [11.8 §.30 11.13]



:15.61 The adopted Local Plan adds little to the houslng pollcy background: it has no
specific proposals for Mountbatten School site and the plan perlod for the purpoae of
‘housing policies expires in 1991, before bullding can begin. Other pollicies in the
statutory Local Plan do not derogate from the principle that the asite would be suit-
able for housing in physical terms. (9.24 9.25]

Structure Plan Policles concerning open space

15.62 Policy T) states that the presumpticen in favour of residential developzment does
not apply where urban form requires the land to be open 3pace. This policy i3 not
site-specific and there is no adcpted policy which says whether the application alte
{s required to stay in open use. A reasonable balance is expected between housing and
open space and Policy 48 offers support to Dacorum in conserving and enhancing the
pattern of open areas. The 1991 version of the Structure Plan gives more attention to
conserving open spaces in towns and {s rather more explicit - but the saxe preaumbtion
in favour of residential developzent rezains unless there are Jjustified proposals for
an open space in a local plan; and it offers guidance to Dacorum about the criteria
- for justifying open space proposals. -There are no such proposals in the statutory
Local Plan; but the County does not consider Mountbatten School grounds would meet the
forthcozing criteria. Dacorum thinks otherwise, but the case for retaining the school
playing fileics as part of the pattern of open space is by no means formalised. [9.13
§g.38 6.6 §.12 11.5 9.19 9.20 11.6]

.5.63 The emergent Local Plan is rather a bone of contention. It has reached stage
(a); 1s said to be on the verge of stage (b) in terms of circular 22/84, and may yet
be certified in accordance with the Structure Plan. However, 1t is still in an early
stage of preparation; the County Planning Authority has formally objected to proposals
‘which designate the entire County Councll landholding (including Mountbatten School)
as Open lLand, and to emergent poclictes 7 and 100 which would create a astrong presump-
tion against bullding there. [11.3 9'27,9'28]

15.64 In ressonse t© the County's objections Dacoruz are ready to change the deposit
draft of the ecergent Local Plan so that part of Mountbatten School is allocated for
heusing after 1996, though a substantial area would still be shown as open land. Other
igportant matters are at stake in the emerging Local Plan, but that was the salient
{ssue {n this case. However, when the emergent local plan policy keeps shifting under
the Council's feet, I cannot place much weight on it, and I conclude that the conser-
vation of the playing field should be considered essentially as a subjective matter.
(9.29 11.18 17.12 11.6)

15.65 The modern town of Hemel Hempstead i{s a child of the post war planning system,
.._and its continued growth and successful maturity depends upon continued planning

control. There is nothing in the planning history of the Mountbatten School to show
that it set out to be part of a pattern of open spaces. It is on high ground, along
with Jarpan Fields, but is not seen by 3o many people from so many public roads and
places as Jarpan Flelds, and does not overtop the houses in a discernible ridge or
skyline. At a distance, it can be more {or less) visible than Jarman Flelds, depend-
ing on the viewpoint, and not at all conspicuous. In my subjective opinion, it is a
pleasant place to walk around, but the only thing which might distinguish it in any
pattern of open space is the putative Green Chain, which was brought to my attention
by Dacoruz. [9.21 9.23 2.4 2.5 2.8 12.5 11.15]

15.66 The gquestion is whether a large proportion of the site should be reserved for
open space, and if so how much. In accordance with the standards of the NPFA the
County are willing to provide virtually one hectare of the site as pudblic open space.
That would comply with the standards for integral open space propounded by Pacorum in
the emergent Plan policy 70, and would be convenient for local residents. The devel-
opers of Jarman Fields suggest a more generous provision, nearer 2 ha, but there i3 a
general consensus that leisure space standards justify no more than an integral open
space. [11.16 12.4 9.4t])



15.67 The shape of this integral open space would be reserved for subsequent approv-
al, but the County suggest a swathe across the site, which could serve as a route for
pedestrians, playspace for the neighbourhood and a link to surrounding development
including Jarman Fields. [9.46]

15.68 Dacorum ask for a mpuch larger area: either 4.2 ha or 5.2 ha; 80 that less than
half the application aite would be available for housing. They acknowlege that this
would not reasocnably relate to the proposed development, pointing out that it is not
intended to be functional leisure space. It 18 intended to be an amenity to lock at
- to enhance the Green Chaln - but 1ts design and layout would depend on the eventual
use, and that use has not yet been determined. It might be public open space, oOr
maybe a private sports club. The 2 applicaticns do not relate to that kind of devel-
opzent, but the application site is capable of belng severed, and a split decision
could felate to part of the application aite. [11.26 11.17 11.22 9.47 14.1]

15.69 In general teras the retention of -5 ha of open apace would be an amenity, but
1 do not share Dacorum's subjective ansessment of the prominence of the site, nor its
position on an open ridge, and 80 I do not think retention would be justified by any
special contribution which it would make to the landscape oOr scenery of Hemel Hemp-
atead. There is a very attractive series of internal routes within the town, though
not particularly coherent or easy to folliow, and I found the Green Chaln is rather
aporadic. Some existing sections are narrow avathes of open space, OoOr footpaths which
pass between bullt development. The route is {nterrupted at present when it reaches
Mountbatten School and ANiN. I think {t could well be improved upon in future, and .
could be a benefit to the town. The swathe of land offered by the County would then
extend and enbance the Green Chain conaiderably, without any necessity for more exten-
sive open spaces to look at. Therefore I do not conaider the Green Chain concept
provides justification to withhold outlins planning permission from any more than 1 ba
of the aite. [11.7 2.9 3.4B 9.47 11.159]

Highway matters

15.70 The Highway Authority's statement was uncontested at the imquiry, on the
premise that the site can be (and may well be) used for any purpose in Use Claas DI,
which might have as much impact on the highways network as housing. I agree that it
would have less impact than development at Jarman Fields. [10.19.38 11.23 9.37 13.1]

15.71 I az satisfied thet there would be no impediment to the proposed route across
Jarman Fields from the proposed access roundabout, if outline planning permission is
granted for development. There i3 a consensus that this would be the best option.
[9.40 10.2]

15.72 1If development on Jarman Flelds is refused, Mountbatten School could be deve]
oped independently with access via Old Crabdbtree Lane. The Highway Autbority suggest
it would need improvement, which could be governed by a Grampian condition. The
junction of Redwood Drive requires improvement in Any case, anticipated in a draft
Grampian condition. [10.2 2.4 6.1}

15.73 In my opinion the Highway Authority are on the horns of a dilemma: they are
concerned about development which contributes cupulatively to ocongestion on the
network, and they object to development at Jarman Fields on that basis. .The closure
of the school will reduce traffic, but no objection is made to the subsequent redevel-
opment or reuse of Mountbatten School, on the basis that the place could legally be
put to some other use which would have a comparable impact. The County are represent-
ed separately as developers and highway authority, and do not vouchsafe whether the
benefit to their estates outweighs any harm to the highway network. However, I note
that the public benefit relates to the capital programme; and the programme is said to
{nclude road schemes; and the relevant priorities are a matter for the County as a
corporate body: so as much money a3 necessary could be apent on road improvements.
[9.43]



15.75% The opportunity to develop Mountbatten School was unforseen by either of the
Local Planning Authoritles, and is being considered while dlsagreezent between the
Authorities affects the coherence of the Development Plan. The Structure Plan i»s
being rolled forward; the Local Plan is out of step with the Structure Plan, having
been decertilied by the County Planning Authority In soge respects, and the new Logal
Pjan is not yet certified. The new local plan i{s Intended to put fresh emphasls on
the envircnzent and urban conservation, together with a new pollicy ol housing re-
straint, at least until 1996. However, 10 terms of clrcular 22/84 I do not conslder
the ecergence of these policies 1s a reason to-refuse the applications on grounds of
prematurity. [11.8 11.12 11.10 §.30 4.12)

15.75 To succarise, I do not think there i3 any .speclal need for housing in terms of
land Availability, nor a special need for open space in tergs of the stancards ot

the NPFA or the pattern of the town. These 2 applications may be deterzined on their
" perits without serious cenflict with any statutory policy, or any other policy which

carries sufficlent welight to justify refusal. As the land is suitable and available

for housing with 1 ha of integral open 3pace, planning permission may be granted.

.




