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AL9 7~~

Dear Sir/Madam, 

Re BrP12a Green field site North of Bradmore Way.
[bookmark: _Hlk104453076]Planning Application no. 6/2022/1097 Outline
Address Bradmore Way

My name is ____________________________ and I live in________________________________, Brookmans Park. I strongly object to the planning application above. 

I will outline the reasons I object to this in this document. This goes against the local site plan and is unsustainable for several reasons including oversubscribed primary and secondary schools and lack of suitable access through heavily congested, narrow, single road access point. The environmental impact of building on a greenbelt area would also be extremely detrimental and invasive to the local ecosystem and destroy existing habitat of protected species including barn owls, newts, bats, and badgers.

In addition to this: 

1. Green Belt and natural wildlife habitat
a) The site is located within the Green Belt. Proposals for new buildings in the greenbelt are inappropriate development. This development is therefore inappropriate development and harmful to the Green Belt and should not be approved except in very special circumstances (see point below)
b) Exceptional Circumstances have not been demonstrated for the site through the emerging Local Plan. Very Special Circumstances is a higher bar than Exceptional Circumstances which this site failed to meet. The proposals are materially the same as the proposed allocation, which failed to meet the lower bar of demonstrating Exceptional Circumstances.
c) A development of this magnitude in the Green Belt will open the door to other intrusions into other parts of the Green Belt, which is supported by the design of road layout enabling easy expansion of the proposed development. 
d) Building a large housing development North of Peplins Way will allow Brookmans Park to coalesce with Welham Green, particularly if the area around Skimpans Farm (WeG6) is also developed. Building such huge sites will result in a disproportionate increase in the population of villages, destroying their character and causing a huge urban sprawl from the M25 to Old Welwyn and beyond.
e) Brown field sites in urban areas should be exhausted before even considering encroaching on Green Belt land, as supported by the council, the inspector, and the national planning policy:

This site (BrP12a) was not selected by Cabinet by virtue of not selecting any new 'Moderate-High' harm sites and due to concerns about the impact on coalescence between Brookmans Park and Welham Green. 
Local Plan 2016 (site allocation 2020)

All sites outside of the GB should be developed in preference to GB sites unless there are sound reasons for not so doing. Inspector’s report May 2021

Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. National Planning Policy Framework (NPPF) July 2021



2. Traffic and narrow roads
a) Bradmore Way and Peplins Way already have huge congestion issues from a single point road access, narrow residential streets, and insufficient off-road parking spaces for the local village shops and amenities. 
b) The primary school located on Bradmore Way has encouraged a one-way system during school hours as an attempt to reduce the likelihood of collision, reduce congestion, and improve traffic movement. 
c) At present, coaches are unable to drive up to the school, so pupils must walk to the village for transport to their swimming lessons and other educational trips.
d) The proposal would almost double the number of residences with a corresponding uplift in traffic and an enormous, yet indeterminate, number of additional vehicle journeys to the proposed care home and scout hut. 
e) A very low number of parking spaces have been proposed for both the scout hut and care home, likely leading to further cars parked on the roads and significantly increased congestion issues
f) The access to the proposed site is via a very narrow single point road access at the South end of Bradmore Way in front of village shops. This bottleneck is so narrow, that cars are not able to pass without mounting the curb causing massive congestion and disruption – not only during school runs, but throughout the day.
g) Large delivery vehicles are regularly thwarted by cars parked in the narrow road, resulting in precarious reversing back to the village. Bradmore Way cannot cope with large construction vehicles for the proposed development.
h) The Transport Assessment in the submitted proposal is based on inappropriate surveys conducted during an announced ‘Walk to school week’ for the primary school as well as during the first school holiday with no covid-19 related travel restrictions in Europe (see appendix for school notification). Numbers will not represent the usual traffic load which are significantly higher. 
i) Correspondence from 2015 with Alan Story (Hertfordshire County council) in Transport Assessment Part 1 Appendix B, supports the clear issue with width of the single point road access, and further stress the redirection of bus services into the proposed site not being viable. The correspondence further states that developments of over 100 dwellings should be served by a Major Access Road enabling two-way vehicle flow, including larger vehicles. 

Above points are in direct opposition to the Hertfordshire’s Local Transport Plan 2018. 

New housing developments should be within 400m of the nearest bus or rail network. This should be reduced to 200m for developments with a significant proportion of elderly persons. 
Hertfordshire Highway Design and guide 3rd edition

3. Local schools
a) The local primary and secondary schools are both oversubscribed and are operating waiting lists for local residents in every year group. 
b) Existing residents in Brookmans Park have been on this waiting list for over 2 years, without being offered a place, and sibling rules cannot be accommodated due to the significant oversubscription of the primary school. In essence, if you are not a Brookmans Park resident at the time of school application for a reception place at Brookmans Park Primary school, you will struggle immensely to get your child into the school.
c) Low level of mobility means spaces are rarely made available, resulting in no provision of school places for the proposed development, and previous Council plans of expansion of the school have been deemed not viable. 



4. Safety concerns including number of dwellings past narrow, single point road access
a) The proposed development of 125 dwellings, a 60 dwelling care home, and a scout hut, in addition to the existing dwellings will severely breach the 300-dwelling limit for a single point road access. 
b) Existing dwellings total to 190 and not 174 as stated in the planning application. The applicant has failed to include flats and shops at the South end of Bradmore Way as well as the one-way part of Bradmore Green only accessible from the single point road access on Bradmore Way.
c) The proposed dwellings will take the total dwellings from a single point road access to 375 (190 existing and 125+60 proposed) AND an existing large primary school, and proposed scout hut. 
· Existing dwellings on Peplins Way consists of 113 houses (mainly semidetached)
· Existing dwellings on Bradmore Way consists of 60 houses (mainly detached), 6 flats in 1 Bradmore Way, 8 flats above the shops on the west side of Bradmore Way, 6 flats above the shops on the East side of Bradmore Way, and 14 shops at the bottle neck single access point of Bradmore Way
· Existing dwellings on the one-way part of Bradmore Green (accessible only from Bradmore Way) consist of 3 flats above the shops, with parking spaces located at the back of the shops accessible from Bradmore Way. 
d) The majority of Bradmore Way would have been constructed as a 16-foot carriageway, equivalent to 4.9 metres in width. The width of the Road is less at Bradmore Way in front on the village shops and do not allow to two-way vehicle passage. Therefore, the road is 0.6 metres too narrow to serve the existing level of dwellings and the proposed development resulting in more than 300 dwellings, 60 care home residents, a scout hut, AND a school, would require a Local distributor Road with a road width of 7.3m and a minimum of two access points to the existing highway network. 

Major Access roads should serve no more than 300 dwellings and have a minimum width of 5.5 m as well as 2m wide footways on both sides. Hertfordshire Highway Design guide 

5. Unjustifiable rise in accident risk
a) The exponential rise in the volume of traffic will inevitably result in a massive increase in the risk of an accident involving a school child or other pedestrian. 
b) The school PTA has promoted safe crossing zones by purchasing traffic safety bollards looking like small children to prevent cars stopping in the zigzag zones on both Bradmore Way and Peplins Way, and thereby preventing clear view for families crossing the busy road. 
c) An increase in residents and subsequent increase in street parking will limit the free view of low height persons including children and buggies. 

6. Density of proposed development
a) The proposed high dentisy development will significantly reduce the average housing density of Bradmore Way. The existing vernacular housing pattern with mainly detached houses with medium to large sized private outdoor space promotes mental health and wellbeing which should not be underestimated in the growing mental health crisis in the UK.
b) The proposed dwellings all have limited or very small private outdoor spaces and is not in line with the Local Plan to keep a minimum density in line with existing density of the local area. The ratio between dwelling size and plot size is in line with high-density housing of cities and towns, but not with the existing village density.  

7. Significant invasion of privacy
a) The scale and height of the proposed development will dwarf the surrounding houses and pose a significant invasion of privacy to existing residents on the North side of Peplin’s Way and neighbouring properties on Bradmore Way. The design and layout of the proposed development would mean that multiple properties will back on to existing property boundaries.

8. Very Special Circumstances
a) The proposals suggest that there are Very Special Circumstances relating to the Natural Environment, however the proposals are at best policy compliant, and do not set out the biodiversity net gain to be achieved on site. The applicant does not demonstrate any Very Special Circumstances with regard to the natural environment.
b) The proposals suggest that there are Very Special Circumstances relating to the economic benefits of the scheme. This benefit of course applies to any development proposal, whether it be on a brownfield site in a highly sustainable location or a greenfield site carrying significant green belt and other harms. That is to say, this could not be further from an unusual, site specific or special benefit and should be disregarded as a Very Special Circumstance.
c) The proposals suggest that there are Very Special Circumstances relating to the climate change benefits of the scheme. However, these appear to include nothing more than the provision of drainage without which the scheme would likely face a recommendation for refusal.

The site has been considered by the Council through the Local Plan but has been dismissed for all those grounds. Local plans allocated for development in Brookmans Park does not include the proposed site. Proposed sites in the local plans should be utilised before considering any developments in Green Belt area. 
The application contains material errors and inconsistencies. Fire access and transport assessment does not include all dwellings past the single access point and in addition fails to take the large school, the proposed 60 bed care home, or the proposed scout hut into account. The proposed dwellings will take the total dwellings from a single access point to 375 (190 existing and 125+60 proposed) AND an existing large primary school, and proposed scout hut. 

The traffic survey was done at a non-representative time when normal levels of congestion was significantly reduced due to school initiatives to promote walking to school. Bradmore Way would not be able to cope with the required construction traffic to build the proposed dwellings. 

I believe that this application is completely inappropriate as evidenced by the above points.
There has been no contact with the developer, and I do not feel that our interests and concerns are being considered. There are no special circumstances that justify this application, and it should therefore not proceed.

Applicants should work closely with those affected by their proposals to evolve designs that take account of the views of the community. NPPF July 2021

Yours faithfully,



Attachments: 
School notification of Walk to School Week

[image: ]
 
image1.png
o Walk to School Week - Monday 7th February to Friday 11th February

Park Primary

Dear Parents/Carers

To support Children's Mental Health Week we would like to promote walking, cycling or scooting
to school as leading a healthier, fitter lifestyle aids our wellbeing.

Therefore from Monday 7™ February to 11™ February please encourage your children and
yourselves to walk, cycle or scoot to school. If you have to drive to the village please
remember you can park at the United Reform Church (on Oaklands Avenue) and make your
way to school from there. Please remember to exit the car park by 9.15am and 3.45pm so that
other members of the public can utilise the parking spaces for the numerous community
activities that take place throughout the day at the church/church hall

To help teach your children how to travel to school and cross roads safely please download the
information provided on the following link; https://www think gov.uk/resourceltales-of-the-road/

There is lots of useful information you and your child/children can read together and some
quizzes to enjoy.

Kind Regards
Mrs Thomas School Office
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