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1 INTRODUCTION 

1.1 Crest Strategic Projects Ltd. (the Applicant) is seeking to obtain outline planning permission for 

the development of land to the west of Cheshunt (the proposed development), comprising 

approximately 44.6 hectares (ha) of land (the site) within the administrative boundary of 

Broxbourne Borough Council (BBC). As shown in Figure 1, the site is located to the north west of 

Cheshunt, and to the east of Goff’s Oak, at National Grid Reference TL 33496 03601. 

1.2 The site is bounded by Rags Lane to the west and north west, Peakes Way to the north east, and 

existing development to the east and south (including the Rosedale Sports Club). Andrew’s Lane 

runs laterally across the site.  

1.3 An EIA Scoping Report (CgMs, July 2013) was previously submitted to BBC for an earlier 

iteration of the proposed development at this site, and a Scoping Opinion was received from the 

Council on 19
th
 August 2013. This has been provided in Appendix 1 and the consultees’ views 

taken into consideration in the preparation of this Scoping Report, which has been updated to 

reflect changes to the scheme and the site’s planning context in the intervening years.  

1.4 The current proposal includes the development of 388 residential dwellings, a primary school, a 

local centre containing circa 400sqm of commercial B1 use, elderly persons accommodation, 

improved pedestrian and cycle connections across the site, the provision of a landscaped public 

park including enhancement of the Rags Brook Valley, and land provided for the expansion of 

Rosedale Sports Club.  

The Need for an Environmental Impact Assessment 

1.5 Planning applications for development that are subject to the Town and Country Planning 

(Environmental Impact Assessment) Regulations 2011 (as amended 2015) (referred to as the 

‘EIA Regulations’) are termed ‘EIA applications’. The requirement for an EIA is either mandatory 

or conditional, depending on the classification of the development project. This is based, in turn, 

on the likelihood of significant environmental effects arising, together with the nature, scale and 

complexity of the proposed development. EIA applications are divided into ‘Schedule 1 

Applications’ (major developments) and ‘Schedule 2 Applications’ (other developments) under 

the EIA Regulations. 

1.6 Schedule 1 developments constitute those that are likely to have significant effects where an EIA 

is automatically required, such as major infrastructure projects. For all other developments, which 

fall under Schedule 2, the need for an EIA is determined on the basis of set criteria as follows: 

 The development falls within one of the classes of development stated in Schedule 2; AND 

 EITHER it exceeds the size threshold for that class of development in Schedule 2; 

 OR it is in a sensitive area; AND 

 It is likely to have significant effects on the environment. 
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1.7 The proposed development is classified as an “urban development project” in accordance with 

Schedule 2 (10b) of the EIA Regulations. The EIA thresholds for urban development projects as 

stated in Schedule 2 (10 b) are:  

 The development includes more than 1 hectare of urban development which is not 

dwelling/house development; or  

 The development includes more than 150 dwellings; or  

 The overall area of the development exceeds 5 hectares. 

1.8 As the overall site area (44.6 ha) and number of proposed dwellings (approximately 388) 

exceeds the thresholds outlined in the EIA Regulations and it is considered that there is the 

potential for significant environmental effects, an Environmental Statement (ES) will be prepared 

to report the findings of the EIA and will be submitted in support of the forthcoming planning 

application.  

1.9 RPS Planning and Development Ltd. (RPS) has been commissioned by the Applicant to prepare 

the ES in accordance with the EIA Regulations and other relevant EIA guidance.  

1.10 Scoping constitutes an important stage of the EIA process, and allows for the identification of 

likely significant environmental effects arising from a development, both adverse and beneficial, 

to be agreed with the Local Planning Authority and other stakeholders.  The systematic approach 

to EIA enables the design of the proposed development to respond in an iterative manner to the 

prevailing environmental conditions and constraints.  This ensures that all practical measures are 

taken to avoid, reduce, and where possible, offset any potentially significant adverse 

environmental effects.  Furthermore, the EIA process aims to ensure that the potentially 

beneficial effects of development proposals are maximised.   

1.11 This Scoping Report describes the scope and methodology of the technical studies being 

undertaken in order to provide a comprehensive assessment of significant effects likely to arise 

and to determine suitable mitigation measures for the construction and operational phases of the 

proposed development. 

1.12 It also identifies the cumulative schemes that should be taken into account in the EIA, and seeks 

confirmation of these from BBC.  

1.13 In accordance with Regulation 13 of the EIA Regulations, this EIA Scoping Report is issued with 

a request for a new Scoping Opinion from BBC, in order to allow BBC to re-confirm or amend its 

previous opinion of August 2013. Whilst the fundamental nature of the proposed development 

and site conditions have not changed since this time, and the EIA process has proceeded in 

accordance with previous opinion, this request for a new scoping opinion is made for the sake of 

completeness, accounting for the passage of time and revised development proposals.  
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Figure 1: Site Location Plan 
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Structure of the Scoping Report 

1.14 This Scoping Report is structured as follows: 

 Section 2 describes the site and surroundings, including any environmental designations or 

sensitivities; 

 Section 3 outlines the principal elements of the proposed development; 

 Section 4 describes the consultation undertaken and proposed, including for the EIA; 

 Section 5 identifies the key legislative and planning policy background; 

 Section 6 explains the general approach to the EIA, including the structure of the technical 

ES chapters; 

 Section 7 lists the environmental topics proposed to be addressed by the EIA, and describes 

the scope and methodology of these assessments; 

 Section 8 summarises the topics that are not considered to have the potential to result in 

significant effects or that are more appropriately covered in non-ES documents to be 

submitted alongside the planning application, and which will therefore be scoped out; and 

 Section 9 details the proposed structure of the ES. 

1.15 The following appendices comprise further relevant information: 

 Appendix 1 provides the EIA Scoping Opinion from BBC dated 19 August 2013; 

 Appendix 2 provides the Draft Phase 1 Ground Condition Assessment;  

 Appendix 3 provides the Technical Note on the Assessment of Mineral Resources; and 

 Appendix 4 provides the Archaeological Desk Based Assessment (DBA). 
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2 THE SITE AND SURROUNDINGS 

Site Description and Context 

2.1 The application site is located in the Borough of Broxbourne, to the west of Cheshunt, and is 

approximately 44.6 ha in size (Figure 2). 

2.2 It is strategically placed on the outskirts of Cheshunt and has good access via B roads to the A10 

and M25 and is also only 3km from Cheshunt railway station.  

2.3 The site lies within a shallow valley which is dissected by the Rags Brook. This is a tributary of 

the River Lea and is currently not publicly accessible as it passes through private land. The brook 

has experienced a decline in condition from over-grazing, damage from trespassing, and fly 

tipping.  

2.4 Andrew’s Lane crosses through the site from east to west, separating the Rags Brook Valley to 

the north and Rosedale Sports Club to the south. Rags Lane forms a well-defined boundary to 

the west of the site.   

2.5 The Rosedale Sports Club hosts a number of sports clubs and contains a range of sports pitches, 

including rugby pitches, a bowling green, Rafles Nursery and club buildings within the southern 

part of the site.  

2.6 The Broxbourne Landscape Character Assessment defines the site landscape as being enclosed 

by suburban housing, including the recently developed Sovereign Gate housing site to the east. 

The prevailing undeveloped land is identified as pasture fields, particularly used for grazing 

horses, and is classified as Grade 3a and 3b agricultural land, although this land is largely 

underused. Operational and derelict glasshouses to the south are enclosed by mature 

hedgerows and pockets of woodland, and hedged road corridors. 

2.7 Structures on the site are limited to the buildings of Garryross Farm present on the western part 

of the site as well as the buildings associated with the Rosedale Sports Club to the south of 

Andrew’s Lane.   

2.8 Overall the site contains habitats of mainly low ecological value; the key ecological features of 

‘moderate value’ include Rags Brook, mature trees, hedgerows and scrub, and semi-improved 

grassland. There is presently no public access through the site, other than along Andrew’s Lane 

with poor connectivity between existing estates for pedestrians and cyclists. There are no 

footpath connections linking the Rosedale area and other parts of Cheshunt or to the footpath 

network that lies to the west of Rags Lane, limiting access to the wider countryside for the public.  

2.9 The site is designated as Green Belt Land, and to the south of the site the ‘Meadow South of 

Rosedale Sports Ground’ is designated as a Local Wildlife Site (LWS). This is an area of neutral 

grassland supporting a reasonably diverse sward which includes a number of indicator species, 

surrounded by hedgerows of native shrubs and trees. There are no listed buildings on the site, 

although there are a number in the wider Cheshunt area.  

2.10 The key features of the site and adjoining areas are denoted on Figures 3a, b, and c.  
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2.11 The site has been allocated for development in the Draft Broxbourne Local Plan Consultation 

Document (July 2016) (BLPCD) as part of the wider redevelopment of Rosedale Park. This 

includes land under option to both the Applicant and Commercial Estates Group (CEG), who are 

working on an emerging masterplan for Rosedale Park South (Tudor Nursery), to the south of the 

proposed development site.   

2.12 To the northwest of the site is the Grangebrook site which was last used as a stud farm with a 

range of commercial uses. This site now has planning permission for a residential development 

of 14 houses (ref: 07/15/0856/F). More details can be found in Table 6.1.  
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Figure 2: Indicative Redline Plan for the Rosedale Park North Development 
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Figure 3a: Nature Conservation Features Within a 2km radius 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Rosedale Park North, EIA Scoping Report  
9 
 

 

Figure 3b: Listed Buildings Within a 5km radius  
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Figure 3c: Flood Risk and Source Protection Zone Designations Within a 5km radius 
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Sensitive Receptors and Environmental Constraints  

2.13 A review of the existing site and its surroundings has identified a range of potentially sensitive 

receptors and/or environmental constraints, which could be sensitive to effects associated with 

the construction and operation of the proposed development. Potential sensitive receptors and 

environmental constraints are outlined as follows: 

 Surrounding residential properties particularly within West Cheshunt and St James’ Village;  

 Future residents and users of the proposed development;  

 Formal sports recreation areas and open space including: Rosedale Sports Club located in 

the southern part of the site; the children’s play area to the east of the site along Rosedale 

Way; and the Claremont informal public open space and play area to the south of the Sports 

Ground;  

 Short, medium and long distance views from Goff’s Oak and St James’ Village, Public 

Footpath 41, Peakes Way, and roads such as; Rags Lane; Andrew’s Lane; Peakes Way; 

Rosedale Way; and Goff’s Lane 

 Non-designated heritage assets within the site including an area of ‘ridge and furrow’ on the 

northern boundary of the Rosedale Sports Club, and the crop mark of a linear ditch west of 

the sports ground; 

 Road & Rail - Views from users of the local road network including: Rags Lane; Andrew’s 

Lane; Peakes Way; Rosedale Way; and Goff’s Lane; 

 Statutory/non-statutory sites of nature conservation interest (see Figure 3a) including the 

Meadow South of Rosedale Sports Ground LWS, Wormley Hoddesdonpark Woods SAC and 

SSSI located approximately 2.5km northwest of the proposed development site, and the 

Cornmill Stream and Old River Lea SSSI approximately 4.5km southeast; 

 Subsurface utilities and services; and 

 Workers – the effect on people working near or on the development site. 



 

Rosedale Park North, EIA Scoping Report  
12 

 

3 THE PROPOSED DEVELOPMENT 

3.1 Although subject to further minor changes, the masterplan (shown in Figure 4) for the proposed 

development envisages 388 new homes arranged within 14 development parcels. These 

development parcels will be situated around a linear central park.  

3.2 The proposed development includes a local centre, one form entry primary school (with the 

potential to be expanded to a two form entry should this be required), elderly persons 

accommodation to the north of Andrew’s Lane, which will create a community hub alongside the 

Rosedale Sports Club.  

3.3 The local centre and primary school will be located at a central location within the site (see Figure 

4) ensuring that they are within a comfortable, 10 minute walking distance (max. 800m) to all of 

the residents. 

3.4 Public Open Space will be developed comprising approximately 24 ha, and 4ha of land will be 

used for sports facilities as an extension to the Rosedale Sports Club.  

3.5 Pedestrian and cyclist-friendly connections will be created, designed to be attractive, safe and 

direct, with connections to local facilities, and the wider area via Burton Lane/ Goff’s Lane. 

Broxbourne Local Plan Consultation Document (July 2016) 

3.6 The Broxbourne Local Plan Consultation Document was published in July 2016 and identifies 

‘Rosedale Park’ as a new strategic location for growth within the Green Belt, described as “a 

largely residential development based on and around Tudor Nurseries and the Rags Valley”.  

3.7 Policy CH2 describes Rosedale Park as a series of “interlinked new suburban parkland 

communities” namely: 

 Rosedale Park South (Tudor Nursery and environs) 

 Rosedale Park North (Rags Valley) 

 Rags Brook Park. 

3.8 As described in Section 2, the ‘Rosedale Park South (Tudor Nursery and environs)’ component is 

under option by CEG and is referred to as Rosedale Park South within this Scoping Report. This 

is described within Policy CH2 as follows: 

 Circa 340 new homes; 

 Including a retirement ‘village’; 

 20% starter/shared ownership homes; 

 20% affordable rented homes; 

 Low density parkland development between the nursery and the existing urban boundary; 

 No more than 5% to be apartments; 
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 A local shop; 

 Landscaped open space; 

 Expanded sports pitches for Rosedale Sports Club; 

 Extensive pedestrian connections, in particular to the proposed primary school in the Rags 

Valley. 

3.9 The Rosedale Park North (Rags Valley) and Rags Brook Park components are those controlled 

by Crest and which make up ‘Rosedale Park North’ and are therefore covered by this Scoping 

Report. They are described within Policy CH2 as follows: 

Rosedale Park North (Rags Valley) 

 Circa 375 residential dwellings; 

 Sensitivity to valley setting and views; 

 Including elderly persons accommodation; 

 20% starter/shared ownership homes; 

 20% affordable rented homes; 

 No more than 5% to be apartments; 

 Two form of entry primary school; 

 Andrew’s Lane to become a local access route only; and 

 Extensive pedestrian connections including with Tudor Nursery.  

Rags Brook Park 

 Fully accessible public park between Rosedale Way and Burton Lane, with multiple 

connections to Andrew’s Lane, Peakes Way and Goff’s Lane; 

 Net gains in biodiversity across the development; 

 Extensive tree planting throughout the development; 

 Expansion of Rosedale Sports Club; and 

 Enhanced facilities at Rosedale Sports Club including an all weather pitch and expanded 

sports area.  

3.10 The Council state in the BLPCD (Chapter 7) that the existing area “lacks cohesion, completeness 

and sense of identity”. The proposed development will integrate land from the Green Belt with the 

existing housing to the east of the site, easing the demand for housing within the area to cope 

with expected population increases, whilst maintaining significant green and open space and 

creating access to the land in Rags Valley. 
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3.11 The local road network will also be designed to ensure local bus services have access to the site, 

and to ensure they are safe for cyclists to use. 

Construction Phase 

3.12 The ES will provide details of the proposed development programme together with specific 

construction activities and methods, and their anticipated duration. Information will be provided 

on, but not limited to, site preparation and construction logistics, including: site access and 

egress; materials and waste management; principal construction plant; welfare facilities; and 

working hours. 

3.13 Estimates of wastes and the quantities of materials to be used throughout the construction phase 

will be considered, and an estimate of the monthly peak periods of heavy goods vehicle (HGV) 

movements will be provided. 

3.14 The ES will define and assess the potential impacts of a reasonable ‘worst case’ scenario. The 

peak period or level of activity will be assessed in terms of traffic, noise and air quality effects. An 

indication of the plant and equipment to be used on site will also be given.  

3.15 The mitigation measures identified will be presented within the ES for future inclusion within a 

Construction Environmental Management Plan (CEMP), or similar.  
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Figure 4: Proposed Development Masterplan (Version 2099-SK-1105.3-Y) 
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4 CONSULTATION 

4.1 In the lead up to the planning application and throughout the development design, a programme 

of consultation has and will continue to be undertaken with statutory and non-statutory 

consultees. Statutory consultees have already commented on the previous scoping report and 

will be given a further opportunity to comment upon the scope of this EIA; consultation will 

include the following organisations: 

 BBC; 

 Hertfordshire County Council; 

 Environment Agency (EA); 

 Historic England (HE) (formerly English Heritage); 

 Natural England (NE);  

 Hertfordshire and Middlesex Wildlife Trust (HMWT); 

 Thames Water Utilities Ltd.; 

 National Grid; 

 Relevant local community groups. 

4.2 A public consultation event is expected to be held on the 29
th
 September and 1

st
 October. Details 

are to be circulated to residents/ interested parties in due course. 

4.3 A summary of relevant consultations will be presented in the introductory sections of the ES. This 

will provide details of any environmental issues raised and provide an audit trail of how the EIA 

process has responded.  
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5 LEGISLATIVE AND PLANNING POLICY CONTEXT 

5.1 Each of the technical chapters contained within the ES will include reference to relevant national, 

regional and local planning policy, a summary of which is given below. 

National Planning Policy and Guidance 

5.2 The ES will have regard to the National Planning Policy Framework (NPPF) (2012), which 

replaced the previous suite of national Planning Policy Statements and Planning Policy Guidance 

documents and should be read alongside the national Planning Practice Guidance (PPG) online 

resource. 

5.3 The policies contained within the NPPF articulate the Government’s vision of sustainable 

development, which should be interpreted and applied locally to meet local aspirations. 

 Local Planning Policy and Guidance 

5.4 The following is a list of relevant local planning policies and guidance which have been adopted 

by Broxbourne Borough Council. 

Borough of Broxbourne Local Plan (2005)  

5.5 This plan was adopted in 2005 and is the framework for guiding, controlling and bringing forward 

development in the Borough. It covers the period from 2001 – 2011.  

5.6 Policies in the plan integrate with the Hertfordshire Structure Plan Review 1991-2011 which was 

adopted in 1998. The Development Plan for the Borough also comprises a Waste Local Plan and 

Minerals Local Plan produced by Hertfordshire County Council.  

The functions of this Local Plan are:  

a) “To update the polices contained in the Borough of Broxbourne Local Plan Review (adopted 

in December 1994);  

b) To relate the policies in the Structure Plan and national planning guidance to a local level; 

and 

c) To provide a basis for the determination of planning applications and coordination of 

development in the Borough.” 

5.7 In order to guide the Council when coming to decisions on planning policies, a number of policies 

have been developed under each of the section headings. These are as follows: 

 Sustainability 

 Green Belt and Countryside 

 Housing 

 Employment and education 
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 Community, leisure and tourism 

 Transport 

 Implementation 

July 2016 Draft Broxbourne Local Plan Consultation Document (BLPCD) 

5.8 The draft Local Plan was released in July 2016, and the target is for the Plan to be fully adopted 

by the end of 2017. This Plan will then be in place until 2031.  

5.9 Consultation on the Plan is open until 16
th
 September 2016, with submission to the Planning 

Inspectorate expected at the end of March 2017.  

5.10 The Plan sets out how Broxbourne will grow and develop, and become a more desirable place to 

live, work and visit. It provides strategic decisions on the type and location of developments, 

including Rosedale Park, with the aim of achieving sustainable development.  

5.11 The Rosedale Park site has been identified as a site for strategic development and is detailed in 

Policy CH2. The details of what is to be included as part of the proposed development are 

outlined in Chapter 3 of this Scoping Report.  

5.12 In regards to the proposed development, Policy CH2 also states: 

“Section 106 agreements will accompany future planning permissions. These will finance the 
provision and maintenance of all on site infrastructure in full. Proportionate contributions will also 
be allocated to off-site priorities within the Infrastructure Delivery Plan. 
 
Rosedale Park is to be developed in accordance with a comprehensive master plan. Incremental 
development of the area will be resisted. 
 
If necessary, compulsory purchase will be pursued by the Council to assist in the timely and high 

quality delivery of the development.” 

5.13 The Local Plan also provides updated and more detailed information on that from the 2005 Local 

Plan on a number of key topics which the Council requires addressing as part of their aim to 

promote sustainable development within the community. As well as the topics detailed above 

from the 2005 Local Plan, the following relevant sections are now included within the BLPCD: 

 Infrastructure 

 Design and Sustainable Construction 

 Economic Development 

 Open Space, Recreation, and Community Facilities 

 Water 

 Natural Environment and Biodiversity 

 Environmental Quality 
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5.14 Each of these sections includes detailed information and relevant policies which must be 

incorporated into the planning stage of the development. The meeting of these new policies will 

give the proposed development the best chance of having planning permission granted by the 

Council.  

Borough Wide Supplementary Planning Guidance (SPG) 

5.15 This supplementary guidance (adopted 2004 and updated 2013) was prepared in conjunction 

with the Borough of Broxbourne Local Plan (2005). It contains the details of further development 

standards to assess planning applications, advice on how certain policies are interpreted by BBC, 

and a checklist of required information. 

5.16 Relevant information contained in various SPG documents includes: 

 Housing  

 Car Parking 

 Waste 

 Crime 

 Open Space 

 Development in the Green Belt 

 Development in the floodplains 
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6 GENERAL APPROACH TO THE EIA 

Introduction 

6.1 The ES will be prepared in accordance with the EIA Regulations and guidance set out below, and 

taking into consideration the views of those consulted.  

6.2 The EIA will consider the likely significant environmental effects of the development, utilising 

current knowledge of the site and the surrounding environment. Based on the findings of the 

studies undertaken as part of the EIA, methods of preventing, reducing, or offsetting significant 

adverse effects (collectively known as ‘mitigation measures’), and methods to enhance any 

beneficial effects, will be set out in each relevant technical chapter of the ES. These studies, 

which have been ongoing since 2013, have helped to inform and shape the current masterplan  

EIA Statutory Requirements and Guidance 

6.3 The ES will be prepared in accordance with legislative requirements and current guidance for 

EIA. In particular, the ES will be prepared with due consideration to: 

 Town and Country Planning (Environmental Impact Assessment) Regulations 2011 

(amended 2015), which were prepared to meet the requirements of European Council (EC) 

Directive 85/337/EEC (as amended by 97/11/EC)  

 EU Directive 2014/52/EC, which is likely to be transposed into UK legislation on or before 

18
th
 May 2017.  

 The Department for Communities and Local Government Planning Practice Guidance on EIA 

launched on 6th March 2014 available at: 

http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-

assessment; and 

 Institute of Environmental Management and Assessment (IEMA) Guidelines for 

Environmental Impact Assessment, 2004 (amended 2006). 

Structure of the Technical Chapters 

6.4 Throughout the EIA process, the likely significant environmental effects of the proposed 

development will be assessed. Each environmental topic scoped into the EIA (identified in 

Section 7 of this Scoping Report) will be addressed in a separate technical chapter of the ES. 

Within each of these technical chapters, the assessment will be structured in the following way: 

Introduction 

6.5 This will provide a summary of what is considered in the chapter and will state the author and/or 

relevant technical contributor. 

 

 

http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment
http://planningguidance.planningportal.gov.uk/blog/guidance/environmental-impact-assessment
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Legislation, Guidance and Planning Policy Context 

6.6 This section will summarise the key legislation and national, regional and local planning policies 

that are relevant to the particular environmental topic being considered and the assessment 

being undertaken. Where relevant, appropriate guidance will also be summarised.  

Assessment Methodology and Significance Criteria 

6.7 This section will describe any assumptions made or assessment limitation, as well as the 

methods used to carry out the technical study. It will also include an outline of the approach used 

to define the significance of environmental effects for the subject topic with reference to published 

standards, guidelines, best practice and relevant significance criteria.  

6.8 Where a detailed methodological description is required, this will be provided in the appropriate 

technical appendix.  

Baseline Conditions 

6.9 The baseline conditions of the existing site and surrounding areas (in the absence of the 

proposed development) will be described for the environmental topic being considered.  

6.10 The baseline conditions will describe the receptors or resources that could be impacted by the 

construction or operation of the proposed development, and will state the relative sensitivity or 

importance of these. Together, this will provide the context against which the likely significant 

environmental effects of the development will be assessed. 

Incorporated Mitigation 

6.11 This section will be provided before the impact assessment section to account for ‘designed in’ 

standard/ best practice mitigation.  As such, the ‘assessment of effects’ will be undertaken on the 

basis that many such measures are already assumed (and can be secured by planning 

conditions, where necessary).  

Potential Impacts 

6.12 This section will identify the likely effects arising from the proposed development and will 

consider the effects during construction, and once the development is occupied and operational. 

The assessment will be undertaken against the established environmental baseline conditions. 

Mitigation and Residual Effects 

6.13 Should adverse effects be identified (particularly ‘significant’ effects), this section will describe 

further mitigation measures that will be committed to by the Applicant to reduce or offset these. 

Such measures may relate to design, construction or operational management activities.  

6.14 This section will also identify the residual effects of the proposed development, assuming 

implementation of the proposed mitigation measures, and state whether any are significant or 

not. 
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Cumulative Effects 

6.15 This section will assess the Type 1 and 2 cumulative effects of the environmental topic alongside 

other identified developments as outlined in Table 6.3.  

Alternatives Assessment 

6.16 The EIA process provides an opportunity to consider alternative development options with their 

respective environmental impacts before a final decision is taken on the design. In accordance 

with the EIA Regulations and statutory guidance, the ES will describe those alternatives that were 

considered by the Applicant, project team and architects, including: 

 ‘Do nothing scenario’ – the consequences of no redevelopment taking place on the site; 

 ‘Alternative sites’ – consideration of any reasonable alternative locations for the proposed 

development and the rationale behind the selection of the site; and 

 ‘Alternative designs’ – the ES will summarise the evolution of the design of the proposed 

development; the modifications which have taken place to date and the environmental 

considerations which have led to those modifications. A summary of the main alternatives 

considered will be presented together with a justification for the final design. 

Evaluation of Significance 

6.17 The concept of ‘significance’ is central to the EIA process. The classification of significance aids 

the decision maker (in this case the BBC) in identifying the main environmental effects of the 

proposed development and, secondly what weight should be given to these effects in reaching its 

decision concerning whether or not to grant planning permission. The importance given to any 

adverse effect (e.g. temporary construction impacts) must be weighed against beneficial effects 

(e.g. provision of new residential units to meet housing needs in the borough, and security for the 

future use and integrity of the Rosedale Park North site), where there is a demonstrable need for 

this. 

6.18 There is no statutory definition of what constitutes a significant effect and guidance is implicitly of 

a generic nature. However, it is widely recognised that ‘significance’ reflects the relationship 

between the magnitude of an impact and the sensitivity (or value) of the affected resource or 

receptor. Statutory designations and any potential breaches of environmental law take 

precedence in determining significance, because the protection afforded to a particular receptor 

or resource has already been established as a matter of law, rather than requiring a project or 

site-specific evaluation. Thus, effects resulting in unacceptable risks to human health and safety, 

the pollution of controlled waters or harm to protected species cannot be permitted. 

6.19 The following approach provides a common framework within which the significance of the 

effects for all environmental topics arising from the proposed development will be predicted.   

6.20 Specific criteria for the assessment of each potential effect have been developed giving due 

regard to the following: 

 Extent and magnitude of the effect; 

 Effect duration (whether short, medium or long term); 



 

Rosedale Park North, EIA Scoping Report  
23 

 

 Nature of effect (whether direct or indirect, reversible or irreversible); 

 Performance against environmental quality standards; 

 Sensitivity of the receptor; and 

 Compatibility with environmental policies. 

6.21 Within the ES, a generic description will be used in many of the technical chapters to define the 

level of significance of effects, as provided in Table 6.1. 

Table 6.1: Generic Significance Thresholds 

Level of 

Significance 

Description 

Substantial Very large or large change in environmental or socio-economic conditions. Effects, both adverse and beneficial, 

which are likely to be important considerations at a regional or district level because they contribute to achieving 

national, regional or local objectives, or, could result in exceedance of statutory objectives and/or breaches of 

legislation. 

Moderate Intermediate change in environmental or socio-economic conditions. Effects that are likely to be important 

considerations at a local level. 

Minor Small change in environmental or socio-economic conditions. These effects may be raised as local issues but are 

unlikely to be of importance in the decision making process. 

Negligible No discernible change in environmental or socio-economic conditions. An effect that is likely to have a negligible 

or neutral influence, irrespective of other effects. 

 

6.22 The following matrix (Table 6.2) will generally be applied throughout the ES to determine the 

scale or magnitude of effects or impacts.  Where different assessment criteria have been used, 

this will be clearly stated within the relevant chapter. 

Table 6.2: Impact Magnitude Matrix 

Sensitivity / value 

of receptor 

Magnitude of effect or impact 

High  Medium Low Negligible 

High Substantial  Substantial  Moderate Minor 

Medium Substantial Moderate Minor Negligible 

Low Moderate Minor Negligible Negligible 
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Sensitivity / value 

of receptor 

Magnitude of effect or impact 

High  Medium Low Negligible 

Negligible Minor Negligible Negligible Negligible 

 

6.23 Following their identification, significant effects will be classified on the basis of their nature and 

duration as follows: 

 Beneficial – effects that have a positive influence on receptors and resources; 

 Adverse – effects that have a negative influence on receptors and resources; 

 Temporary – effects that persist for a limited period only (due for example, to particular 

activities taking place for a short period of time); 

 Permanent – effects that result from an irreversible change to the baseline environment (e.g. 

land-take) or which persist for the foreseeable future (e.g. noise from regular or continuous 

operations or activities); 

 Direct – effects that arise from the impact of activities that form an integral part of the 

scheme (e.g. direct employment and income generation); 

 Indirect – effects that arise from the impact of activities that do not explicitly form part of the 

scheme (e.g. off-site infrastructure upgrades to accommodate the development); 

 Secondary – effects that arise as a consequence of an initial effect of the scheme (e.g. 

induced employment elsewhere); and 

 Cumulative – effects that can arise from a combination of different effects at a specific 

location or the interaction of different effects over different periods of time. 

6.24 Short to medium term impacts are considered to normally be associated with physical 

construction, and long term impacts are normally associated with a fully occupied and operational 

scheme. 

Cumulative Schemes 

6.25 In accordance with the EIA Regulations, the EIA will give consideration to ‘cumulative impacts’. 

For the cumulative assessment, two types of impact will be considered: 

 Type 1 (or ‘in-combination’ or ‘intra-project’) impacts - The combined effect of individual 

impacts from the proposed development, for example noise, airborne dust or traffic on a 

single receptor; and 

 Type 2 (or ‘additive’ or ‘inter-project’) impacts - The combined impacts of the proposed 

development with other nearby submitted, consented or under construction development 

schemes, which may, on an individual basis be insignificant but, cumulatively, have a likely 

significant effect. 
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6.26 Schemes that will be considered within the Type 2 cumulative assessment comprise those which: 

 Are submitted, with planning permission (or with a resolution to grant consent) and those 

under construction; 

 Are located within a 2km radius of the site; and 

 Are major projects, and either subject to EIA themselves, or result in an increase of more 

than 150 residential units or 10,000m
2
 Gross External Area in floor area. 

6.27 Additional schemes not meeting these criteria may be considered by exception and/or if 

specifically requested by BBC. Table 6.3 sets out the provisional list of schemes to be considered 

within the additive cumulative impact assessment.  The locations of these cumulative schemes 

are illustrated on Figure 5. 

6.28 The Rosedale Park South (Tudor Nursery) scheme, being promoted by CEG, is adjacent to the 

Rosedale Park North site. The two sites have been jointly allocated within the BLPCD but will be 

submitted as separate planning applications. Whilst the two applicants (CEG and Crest) have 

been in regular dialogue regarding the inter-relationship of the developments, the Rosedale Park 

South (Tudor Nursery) masterplan is not sufficiently advanced (at this time) to allow for a fully 

integrated EIA process to be undertaken. Therefore, it is necessary to clarify how the two 

schemes will be dealt with in the ES with regards to cumulative effects.  

6.29 The Rosedale Park North application is anticipated to be submitted late 2016 whereas the CEG 

Rosedale Park South (Tudor Nursery) application may not be submitted until 2017 or later. For 

this reason, the Rosedale Park North ES will only be able to consider the known details of the 

Rosedale Park South (Tudor Nursery) project at the time of submission. A section within each 

chapter will outline the cumulative effects specifically with the Rosedale Park South (Tudor 

Nursery) scheme, with further commentary on the cumulative effects from these two schemes 

provided within the Cumulative Effects chapter. 

Table 6.3:  Details of Cumulative Schemes Proposed 

New 

Ref 

Address 

 

Application ref Description Decision 

1 Grangebrook  Site 07/15/0856/F Demolition of existing buildings and construction 

of 14 five bedroom dwellings with associated 

landscaping and car parking 

Approved 

2 Sovereign Gate 07/12/0524/O Outline planning permission for the demolition of 

concrete foundation posts of former clubhouse, 

removal of hardstanding and redevelopment of 

the application site to provide 96 residential units 

together with associated car parking, highways, 

landscaping and other works including new 

access to the site from Andrew’s Lane 

Construction 

complete 
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3 Former St Marys High 

School Site, 

Churchgate, 

Cheshunt, 

Hertfordshire  

07/14/0076/F 

 

 

 

Demolition of all existing buildings and 

replacement with the erection of 79 residential 

dwellings comprising 12 apartments and 67 

houses, provision of open spaces and 

landscaping, provision of an internal vehicular 

network and associated highway works and car 

parking, and creation of an attenuation pond 

Approved 
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Figure 5: Cumulative Developments 
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7 SOCIO-ECONOMICS 

Key Issues/Baseline Overview 

7.1 The development site lies to the west of Cheshunt and to the east of the settlement of Goff’s Oak.  

This assessment will consider the social baseline within a 2 km radius of the application site 

which encompasses these two areas in order to provide a combined picture of their social and 

economic makeup.  

 Figure 6: Map of Social Infrastructures Around the Site 

 

7.2 The land south of the site is currently being used largely for sport and accommodates a number 

of sports pitches and clubs.  

7.3 Data from the Office for National Statistics (ONS) suggests that the local neighbourhood is 

generally in ‘good’ or ‘very good’ health (35.2% and 48.7%), and that overall the deprivation rank 

is 24985 out of 32844 in the index of multiple deprivation, suggesting the area is not deprived. 

Barriers to housing and education are the main deprivation factors, although these are still not 

significant.  
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7.4 Further information will be sourced from the Office of National Statistics (ONS) Labour Force and 

Neighbourhood Statistics (2014), and Annual Population Survey (2014) to provide greater details 

on the socioeconomic baseline of the local area. 

7.5 Apart from Garryross Farm, the site is not currently populated and so the baseline conditions for 

the surrounding local area in which the site is located will be established with reference to the 

following sources: 

 A policy review will provide an outline of the relevant local and regional, social and economic 

policies and objectives for the area, together with the national policy context and relevant 

government statements to help provide a picture of the key socio-economic issues of 

relevance to the site and the surrounding area; 

 A desk based review of the current economic and labour market characteristics of the main 

impact area including its demographic profile, job growth, indices of deprivation and crime, 

unemployment rates, car ownership, income levels and skills levels of the workforce. This will 

establish any strengths and weaknesses of the local economy; 

 A desk based review of the current provision of housing and community infrastructure (e.g. 

provision of health facilities, schools and other relevant community facilities, including shops 

and services, and recreation, leisure and open space, within the local area). Where 

appropriate, the assessment will highlight any existing deficiencies or surplus capacity in such 

provision and any new facilities already planned; and, 

 Where required, liaison and dialogue with BBC and other important stakeholders for 

information regarding the economic, employment, housing and community aspirations for the 

local area. 

Potential Impacts 

7.6 The main issues and impacts predicted, and therefore to be addressed in the ES, include: 

 Construction phase employment opportunities (and wider economic multiplier effects); 

 Provision of new homes (including affordable homes) and housing for the elderly; 

 Implications of the new residential population upon local services and facilities (including, 

healthcare, education, community facilities and open space); 

 Additional expenditure and revenue generated by the new site population and occupants;  

 Creation of new direct and indirect, long-term employment opportunities (and wider 

economic multiplier effects); 

 Effects of redefining the site’s access, public space and amenity provision, including the 

wider benefits of connectivity, together with real and perceived improvements to the 

attractiveness and public safety of the site; 

Approach and Methodology  

7.7 The assessment will seek to establish the potential economic and social contributions of the 

proposed development and assess the impacts against the current baseline. 
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7.8 The proposed methodology will make reference to the standard EIA significance criteria 

terminology detailed in Chapter 6, in terms of the likely nature, scale, permanence and 

significance of effects, and will include: 

 A review of relevant social and economic policy at national and local levels; 

 Establishment of the socio-economic baseline conditions at the site and within the BBC area 

(including population, housing, employment and economy, educational facilities, healthcare 

facilities and open space provision) using established statistical sources of information such 

as the 2011 Census, Business Register and Employment Survey (BRES) (2012); 

 A review of direct, indirect and induced impacts on local spending will also be considered, as 

well as the broader social and community impacts; and 

7.9 Both quantitative and qualitative methods will be used in this assessment.   
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8 TRANSPORT AND ACCESS 

8.1 The transport and access chapter will be based on the findings of the Transport Assessment (TA) 

being prepared by Vectos. This chapter of the ES will consider transport related environmental 

effects of the proposed development during the construction and operational phase of the 

development, with reference to the Institute of Environmental Management and Assessment 

(IEMA) guidelines.   

8.2 The ES Chapter will consider the effect of the proposed development in the future year 

assessment and this will also include consideration of cumulative schemes as outlined in section 

6 which will be agreed with Hertfordshire County Council (HCC) through a separate TA Scoping 

Assessment. The ES Chapter will identify the potential impacts of the proposed development, 

propose an appropriate mitigation strategy then conclude with an assessment of the residual 

impacts. 

8.3 The planning application will be accompanied by a full Transport Assessment (TA) presented as 

a technical appendix to the ES. The exact scope of the TA (upon which the ES chapter will be 

based) will be agreed with HCC.  

Key Issues/Baseline Overview 

Highway Network 

8.4 Andrew’s Lane runs east-west through the site and has the character of a rural lane with no 

continuous footpaths on either side of the road. Andrew’s Lane currently provides access to a 

variety of land uses including the Rosedale Sports Club, Garryross Farm, Rafles Nursery and a 

number of residential properties. 

8.5 To the north of the site, Peakes Way is a single carriageway local distributor road that is a 

continuation of Rosedale Way. 

8.6 Rags Lane to the west of the site has the character of a rural country lane with no footways on 

either side of the carriageway. To the south of Rags Lane, Burton Lane is a single carriageway 

road that provides a link between St James’ Village and the B156. 

8.7 To the east of the site, Rosedale Way is a local distributor road that connects to the B156 Goff’s 

Lane in the south and to Peakes Way in the north. Rosedale Way is a single carriageway road, 

but widens to a 2 lane dual carriageway at the roundabout to the south east of the new residential 

development (Sovereign Gate). From this roundabout the B156 Goff’s Lane is a secondary 

distributor road that runs east/west and provides connections to Goff’s Oak to the west and into 

Cheshunt to the east. 

8.8 To the south of the junction is the B198 Lieutenant Ellis Way which is also a secondary distributor 

road. This 2 lane dual carriageway connects to the A10 immediately to the north of the junction 

with the M25. 

8.9 The site is well connected to the A10 to the south via roads that are mainly dual carriageways. 

This would be the main direction of travel for those living on the site (see figure 7). 
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8.10 As part of the development proposals, the main site access will be via a new priority junction from 

Andrew’s Lane, whilst Andrew’s Lane itself will become the minor road, used for access only. The 

major route, including access for buses, will be provided within the new residential site.  

8.11 There are four secondary accesses including an access from Peakes Way to the northern area of 

housing (north of Rags Brook) and three accesses to limited areas of housing at the western end 

of Andrew’s Lane. All of these accesses are simple T-junctions. Andrew’s Lane will retain its rural 

country character remaining open to provide access to Rosedale Sports Club, the children’s 

nursery (Rafles Nursery) (located next to Rosedale Sports Club) and to Lea Mount.  

Pedestrian and Cycle Accessibility 

8.12 In terms of pedestrian environment, there is a footway at the eastern end of Andrew’s Lane on 

the northern side of the road with a section of footway on the southern side of the road which 

provides a direct pedestrian link through to Rosedale Sports Club. 

8.13 There are good existing facilities for pedestrians around the site with the majority of roads 

(excluding Andrew’s Lane) having dedicated footways on both sides. There are also footpaths to 

the east, west and north-east of the site. All existing pedestrian and cycle links are shown in 

Figure 8. 

8.14 Consideration has been given to the existing local facilities in the area within a 2km walking 

distance. This is consistent with Government guidance, which explains that walking is the most 

important mode of travel at the local level and offers the greatest potential to replace short car 

trips, particularly under 2 km. 

8.15 In terms of the environment for cycling, there are no dedicated cycle facilities on Andrew’s Lane 

or in the immediate vicinity of the site. However, there is a traffic free route along Goff’s Lane 

east of the Goff’s Lane (W) / Rosedale Way / Goff’s Lane (E) / Lieutenant Ellis Way roundabout. 

This traffic free cycle route is facilitated by a shared pedestrian / cycleway.  There is also a north-

south route along Dark Lane, accessed from Goff’s Lane that leads to Capel Manor 

Environmental Centre, approximately 3km south of the site.  

8.16 Consideration has been given to the existing local facilities in the area within a 5km cycling 

distance. This is consistent with Central Government guidance, which explains that cycling has 

the potential to replace many short car trips under 5 km. 

8.17 While there are limited dedicated cycling facilities in the vicinity of the site, there is the opportunity 

for cyclists to use the roads.  A large number of transport facilities are within 5 km of the site, 

including the railway station.  

Public Transport 

8.18 There are a number of existing bus stops located on Rosedale Way and Hammondstreet Road 

within a short walking distance of the site. 

8.19 The bus stops on Rosedale Way serve the following bus routes: 

 242 Service – between Potters Bar and Waltham Cross – 30 minute frequency on weekdays, 

60-90 minute frequency on Saturday and 120 minute frequency on Sunday. 
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8.20 The bus stops on Hammondstreet Road serve the following bus routes: 

 251 Service – between Hammond Street and Upshire – 20 minute frequency Monday to 

Saturday only. 

8.21 The closest railway station to the site is Cheshunt, located in the town centre approximately 4 km 

east of the site. This station is managed by National Express East Anglia and services are 

provided to local towns and beyond. The train services from the station operate every 10 minutes 

between Hertford East and Liverpool Street during peak times. Existing bus services that operate 

near to the site provide a connection to the railway station. 

8.22 In addition, there is also a station in Cuffley which is located approximately 5km to the west of the 

site which provides additional rail services. 

Potential Impacts 

 Construction Impacts 

8.23 The environmental effects of changes in traffic as a result of the construction of the proposed 

development will be determined using pre-defined significance criteria for each mode of travel, as 

set out within the Institute of Environmental Management and Assessment (IEMA) publication 

‘Guidelines for Environmental Impact Assessment’ (2004). Those criteria will be based on the 

increase in traffic as a result of the proposed development. The significance criteria will establish 

the magnitude of any beneficial or adverse traffic and transport impacts of the proposed 

development.  

8.24 The key effects which will be assessed are as follows: 

 Severance is defined as the perceived division that can occur within a community when it 

becomes separated by a major traffic artery and describes a series of factors that separate 

people from places and other people. Such division may result from the difficulty of 

crossing a heavily trafficked road or a physical barrier created by the road itself. 

 Pedestrian delay is defined in the IEMA guidelines as an issue which is affected by 

changes in the volume, composition and / or speed of traffic may affect the ability of people 

to cross roads. Typically, increases in traffic levels result in increased pedestrian delay, 

although increased pedestrian activity itself also contributes. 

 Pedestrian amenity is defined in the IEMA guidelines as the relative pleasantness of a 

journey and can include fear and intimidation if they are relevant. As with pedestrian delay, 

amenity is affected by traffic volumes and composition along with pavement width and 

pedestrian activity. 

 Driver delay is identified in the IEMA guidelines as issue which can occur at several points 

on the network, although the effects are only likely to be significant when the traffic on the 

highway network is predicted to be at or close to the capacity of the system. 

 Accidents and safety are not defined in the IEMA guidelines which suggests that 

professional judgement will be needed to assess the implications of local circumstance, or 

factors which may increase or decrease the risk of accidents. The full results of the 

accident analysis will be reported in the TA. 
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Potential Operational Effects 

8.25 As part of the proposed development, a number of non-vehicular accesses are proposed for 

pedestrians and cyclists to the site: 

 Rags Lane to the west; 

 Andrew’s Lane to the south; 

 Rosedale Way to the east; and 

 Peakes Way to the north. 

8.26 Under the masterplan for Rosedale Park North pedestrian links are proposed into the existing 

recreational ground so that the site is permeable through a pedestrian cycle link. Further details 

on the masterplan can be found in Chapter 3. 

8.27 The site will be designed to create a walkable and cycleable community which is a key element to 

successful and sustainable developments.  

8.28 Footpaths will be located at the front of dwellings so they have good surveillance and designed to 

high standards including dropped kerbs, to encourage inclusive access; 

8.29 As stated in Chapter 3, the local road network will allow for existing bus services to divert into the 

site from Rosedale Way. This would provide outside access to facilities on the site, such as the 

school and local centre, and allow residents to have easy access to public transport with bus 

stops being located at the local centre. Discussions will be held with operators to try and achieve 

this.  

8.30 The potential impacts of traffic from the proposed development on the road network can be found 

at figure 6.7 on the ‘Traffic Assignment Plan’. This shows the predicted routes that will be taken 

by traffic from the development, which can help assess which roads will have increased traffic on 

them. 

Approach and Methodology 

8.31 The environmental effects of changes in traffic as a result of the proposed development will be 

determined using pre-defined significance criteria for each mode of travel, as set out within IEMA 

Guidance (2004). Those criteria will be based on the net change in journeys as a result of the 

proposed development. The significance criteria will establish the magnitude of any beneficial or 

adverse traffic and transport impacts of the proposed development. 

8.32 The key assessment areas are the same as those in the potential construction effects section 

above. Further areas such as the impact on public transport will be dealt with in the Transport 

Assessment, with a short summary provided in the ES chapter. 

8.33 The transport and access impact of the development proposals will be assessed in line with both 

guidance contained in the DfT publication ‘Guidance on Transport Assessment’ (March 2007) 

and the IEMA Guidance referred to above. 

8.34 This chapter will consider the effect of the proposed development on all of the surrounding local 

roads and identify the impact on the wider highway network. 
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 Technical Scope 

8.35 As discussed above in the section on construction impacts, the assessment of operational effects 

on the completed development will consider traffic-related issues such as severance, pedestrian 

amenity, pedestrian delay, driver delay and accidents and safety. All other transport issues will be 

dealt with in the Transport Assessment. 

 Baseline Assessment   

8.36 Baseline data will be gathered from the following sources: 

 Site visits / on-site observations; 

 Discussions with Hertfordshire County Council; 

 Traffic survey and accident data; 

 Published / web based information; and 

 Local, regional and national policy documents. 

 Effect Prediction and Assessment of Effect Significance 

8.37 The potential effects of the proposed development will be determined by considering the 

following scenarios:  

 Existing baseline year;  

 Future baseline without the proposed development; and   

 Future baseline with the proposed development.   

8.38 Within the IEMA guidance, two broad rules are suggested which can be used as a screening 

process to limit the scale and extent of the assessment: 

 Rule 1: include highway links where traffic flows will increase by more than 30% (or the 

number of heavy goods vehicles will increase by more than 30%); 

 Rule 2: include any other specifically sensitive areas where traffic flows have increased by 

10% or more. 

8.39 Where the predicted increase in traffic flows is lower than the above thresholds, the IEMA 

guidelines suggest the significance of the effects can be stated to be negligible and further 

detailed assessments are not warranted. Increases in traffic flows below 10% are generally 

considered to be insignificant in environmental terms given that daily variations in background 

traffic flow may vary by this amount. 

8.40 The effect of the development proposals will be defined by Rule 1 and 2 above but will also take 

into account the sensitivity of the receptors and the magnitude of the impact to determine the 

significance of the effect. 

8.41 In relation to the sensitivity of a receptor (a road in this case) can be defined by the vulnerability 

of the user groups who may use it, e.g. elderly people or children. A sensitive area may be where 
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pedestrian activity may be high, for example in the vicinity of a school or where there is already 

an existing accident issue. It should be noted that the sensitivity of the receptor is judged on the 

sensitivity of road users (primarily pedestrians). It also takes account of the existing nature of the 

road e.g. an existing “A” road is likely to have a lower sensitivity than a minor residential road. 

Table 8.1: Sensitivity of Receptors 

Receptor Type 
Receptor 

Sensitivity 

The receptor/resource has little ability to absorb change without fundamentally altering 
its present character, or is of international or national importance. Receptors of 

greatest sensitivity to traffic flow: schools, colleges, playgrounds, accident clusters, 
retirement homes, roads without footways that are used by pedestrians. 

Major 

The receptor/resource has moderate capacity to absorb change without significantly 
altering its present character, or is of high importance. Traffic flow sensitive receptors: 

congested junctions, doctors’ surgeries, hospitals, shopping areas with roadside 
frontage, roads with narrow footways, recreation facilities 

Moderate 

The receptor/resource is tolerant of change without detriment to its character, is of low 
or local importance. Receptors with low sensitivity to traffic flow: places of worship, 
public open space, tourist attractions and residential areas with adequate footway 

provision. 

Minor 

Receptors with low sensitivity to traffic flows and those sufficiently distant from affected 
roads and junctions 

Negligible 

 

8.42 The effect of the proposed development will be assessed by determining the magnitude of the 

change from the baseline conditions. 

8.43 To assist with the judgement of magnitude of impact, reference has been made to the IEMA 

guidelines. These thresholds are guidance only and provide a starting point by which a detailed 

analysis will inform a subjective analysis of the impact magnitude. 

Table 8.2: Magnitude of Impacts 

Impact  
Magnitude 

Negligible Minor Moderate Major 

Severance 
Change in total traffic or 
HGV flows of less than 
30% 

Change in total 
traffic or HGV flows 
of 30-60% 

Change in total traffic 
or HGV flows of 60-
90% 

Change in total 
traffic or HGV flows 
over 90% 

Pedestrian 
Delay 

Two way traffic flow < 1,400 
vehicles per hour.  

A judgement based on the road links with two way traffic 
flow exceeding 1,400 vehicles per hour in context of the 
individual characteristics 

Pedestrian 
Amenity 

Change in total traffic or HGV flows 
< 100% 

A judgement based on the routes with >100% change in 
context of their individual characteristics 

Driver 
Delay 

A judgement based on the results of junction capacity assessment 

Accidents 
and Safety 

A judgement based on the findings of the baseline accident analysis 
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8.44 The significance of the effect is judged on the relationship of the magnitude of impact to the 

assessed sensitivity and/or importance of the receptor.  

8.45 The significance of effect will be considered for the sensitive receptors identified. These will 

address instances in which there are traffic flow increases which may result in ‘adverse’ impacts, 

but also where there are traffic flow reductions which may result in ‘beneficial’ impacts. 

8.46 Potential effects are therefore concluded to be of negligible, minor adverse, moderate adverse, 

substantial adverse, minor beneficial, moderate beneficial, or substantial beneficial significance.
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Figure 7: Traffic Assignment Plan 
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Figure 8: Existing Pedestrian and Cycle Routes 
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9 NOISE AND VIBRATION 

9.1 This chapter of the ES will be prepared by PBA and will consider the potential environmental 

effects on sensitive receptors from noise and vibration associated with the construction and 

operation of the proposed development.  

9.2 With regard to potential noise and vibration effects associated with the proposed development, 

key, potentially significant issues are considered to be: 

 Construction Effects: noise and vibration effects from activities associated with the 

construction of the proposed development.  

 Operational Effects: noise and vibration effects from activities associated with the operation 

of the proposed development, including % changes in traffic flow characteristics on the local 

road network; deliveries, and potential mixed use conflicts (i.e. visitors to the local centre, 

school and residents). 

Key Issues/Baseline Overview 

9.3 Potential noise effects resulting from the operation of the development are likely to be related to 

traffic generation and movements, the operation of building services plant and the operation of 

commercial ground floor land uses. 

9.4 Accordingly, the ambient noise environment is likely to comprise sound from vehicular 

movements on the surrounding road network including the B198 and B156 amongst other smaller 

roads as described in the previous section. 

9.5 In addition, Rosedale Sports Club holds occasional social functions that could impact on 

receptors located close to the facility.  

9.6 The development itself has the potential to generate additional sources of noise and vibration 

during the construction phases, and upon completion and operation of the development. 

9.7 There are no major sources of vibration in the vicinity of the development nor is it expected that 

the operation of the development will generate significant levels of vibration. Therefore, a 

simplified qualitative assessment of vibration from the proposed changes in traffic levels will be 

undertaken. 

9.8 Considering the range of potentially sensitive existing and future residential and commercial land 

uses within and in proximity to the site, the EIA will consider potential effects of existing 

background and future noise levels upon a range of identified noise sensitive receptors. 

Potential Impacts 

9.9 Potential noise and vibration effects will be dependent on the various stages of the development. 

Effects to be assessed within the EIA are summarised below: 

 Noise and vibration effects on buildings and their occupants surrounding the site during the 

construction works and on existing and future residents in the area from vehicular 
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movements generated during the construction of the development and once completed and 

operational; 

 Suitability of the site for its proposed use in the predicted future noise environment; and 

 Effects of building services plant from the development and the routine control of noise from 

such plant on existing and future residents in the area. 

Approach and Methodology 

Construction Noise 

9.10 The construction phase of the proposed development will be assessed to determine any potential 

effects on existing and potential future noise sensitive receptors, both in the existing and ‘with 

development’ situations. 

9.11 The likely on-site construction noise and vibration levels will be assessed with reference to British 

Standard BS5228 ‘Noise and Vibration Control on Construction and Open Sites’; BS7385 

‘Evaluation and Measurement for Vibration in Buildings'; and BS6472 ‘Guide to Evaluation of 

Human Exposure to Vibration in Buildings’. Consideration will also be given to road traffic noise 

generated by construction related vehicles associated with site works.  

9.12 Comprehensive day and night-time baseline noise surveys will be undertaken at appropriate 

locations, in addition to those already undertaken to the north of Andrew’s Lane.  

9.13 Verification of these baseline sound levels for the site and calculation of future ‘with-development’ 

and ‘without-development’ sound levels for the site will be completed to ensure they are both 

accurate and reliable so that appropriate comparisons can be made.  

Operational Noise 

9.14 The fully occupied or operational development will be assessed to determine any potential effects 

on existing and proposed future noise sensitive receptors, including the effects of deliveries, road 

traffic and potential mixed use conflicts.  

9.15 Façade incident noise levels will not be considered in determining the suitability of the site for 

residential development. Achieving suitable internal noise levels will be the overarching suitability 

criterion.  

9.16 Incident transportation noise will be assessed based on the guideline internal noise levels 

presented in Table 4 of BS: 8233:2014 the World Health Organisation 'Guidelines for Community 

Noise'. These levels will be set as the Lowest Observed Adverse Effect Level (LOAEL) and 

measures will be proposed with the aim for the majority of habitable rooms to reach these levels 

as far as reasonably practicable. 

9.17 The daytime period for the transportation noise assessment will be defined from 07:00 to 23:00 

hours and the night-time period from 23:00 to 07:00 hours. 

9.18 The LOAEL for external noise in gardens will be set at 50 dB LAeq (16 hours).  Reasonable 

practicable mitigation measures will be proposed in order for the majority of the proposed 

gardens (or areas in the gardens) to reach this level. 
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9.19 The assessment of noise and vibration generated by road traffic and the proposed servicing 

strategy for the development will be completed using the results of the TA.  

9.20 Where possible the evaluation of noise effects resulting from the operation of the new building 

services plant will take place using the BS4142 ‘Method for rating industrial noise affecting mixed 

residential and industrial areas’. 

9.21 An assessment will also take place of the noise generated by active ground floor uses. 

9.22 Mitigation measures for both the construction and operational phases of the development will be 

recommended where appropriate with a view to reducing the levels of impact to below the 

identified LOAELs. This will include recommendations to optimise the residential suitability of the 

development. 

9.23 The significance thresholds and criteria outlined in Chapter 6 will be applied to this Chapter in 

order to determine whether the potential impacts of the proposed development are significant.  
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10 AIR QUALITY 

10.1 The air quality chapter of the ES will be prepared by PBA and will assess the potential air quality 

effects during the construction phase; changes in traffic flow characteristics on the local network; 

impact on local wildlife; and the environmental suitability of the development site for residential 

purposes. 

Key Issues/Baseline Overview 

10.2 BBC has declared three Air Quality Management Areas (AQMAs) within the borough, all located 

adjacent to the M25 motorway, whilst the neighbouring London Borough of Enfield has declared 

a whole borough AQMA. The impact of additional traffic generated by the proposed development 

upon air quality within the AQMAs will therefore need to be determined within the ES. 

Potential Impacts 

10.3 Potential impacts on local air quality to be considered in the ES are as follows: 

 Impacts upon sensitive receptors from dust and emissions generated during the proposed 

construction activities; 

 Temporary increases in traffic-generated emissions associated with construction related 

vehicles operating on the site and/or on the local road network; 

 Long-term changes in local air quality particularly in relation to NOx and PM10 levels, due to 

emissions from vehicles associated with the operation of the completed development;  

 Effects of ambient air quality upon the occupants of the proposed residential units of the 

development (i.e. establishment of the suitability of the site for residential uses). 

10.4 The Wormley-Hoddesdonpark Woods SAC and SSSI is located approximately 2.5km northwest 

of the proposed development site, and the Cornmill Stream and Old River Lea SSSI lies 

approximately 4.5km southeast. It may, therefore, be necessary to include an assessment of the 

impact of the development on these habitats if road traffic increases significantly on a road within 

200m of these protected wildlife sites. 

Approach and Methodology 

10.5 Consultation will take place with BBC’s Environmental Health Officer regarding the approach to 

the assessment, modelling methodology and assessment scenarios. The approach to the 

assessment will be consistent with relevant technical guidance LAQM.TG16 and will address 

concerns raised during the consultation. 

10.6 A review of BBC’s baseline ambient air quality conditions within the borough will be completed 

through the examination of their air quality review, and the assessment of documents and 

available monitoring data 

10.7 A qualitative risk assessment of the air quality effects from the construction works using the 

Institute of Air Quality Management (IAQM) guidance: Guidance on the assessment of dust from 
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demolition and construction will be carried out. This information would then be compared with the 

baseline air quality data to determine whether there would be any significant effects. 

10.8 ADMS-Roads air quality dispersion modelling of existing baseline, future ‘without development’ 

and future 'with development' ambient air quality will be completed using the traffic flow data 

provided by the project’s transport consultants. 

10.9 A comparison of the predicted effects of the proposed development and the residential suitability 

of the site will be made against criteria derived from the IAQM/EPUK guidance (Land-use 

planning and development control: Planning for air quality), and the air quality criteria set out in 

the UK’s current Air Quality Strategy objectives.  

10.10 Criteria set out in the Land Use Planning and Development Control: Planning for Air Quality (May 

2015) produced by Environmental Protection UK will be used as framework guidance for the 

determination of the significance of the predicted effects. 

10.11 Using the resulting data from the above, and the results from modelling, mitigation measures will 

be proposed for the operational phase, if required, along with appropriate construction mitigation 

measures based on the identified level of risk.  
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11 LANDSCAPE AND VISUAL IMPACT 

11.1 This chapter of the ES will be prepared by The Landscape Partnership, and will determine the 

impact of the proposed development on identified landscape and visual receptors within and 

surrounding the proposed development site. 

Key Issues/Baseline Overview 

11.2 In terms of landscape character, the site is located within an area characterised by an undulating 

landform pattern comprising a series of east to west orientated ridges and valleys. The site is 

located between two ridges and focuses around the Rags Brook valley which forms a core 

feature with an intimate character. The main historic routes through the area, Andrew’s Lane and 

Rags Lane, are narrow with strong banked and vegetated boundaries which form an important 

part of the local character. The site is an area of largely undeveloped countryside close to the 

built development of West Cheshunt and St James. There is currently very limited public access 

into the site. 

Potential Impacts 

11.3 Impacts will be considered for the various stages including construction, one year on from 

completion, and longer term (c. 15 years) following the development of mitigation measures. 

These potential impacts include: 

 The removal of visually aesthetic natural habitats;  

 The construction of buildings on natural landscapes; 

 The impact on views from the  ‘Meadow South of Rosedale Sports Ground’ LWS; 

 The views from nearby residential properties; and, 

 The views from roads, rail, and public footpaths. 

Approach and Methodology 

11.4 The Landscape and Visual Impact Assessment (LVIA) presented in this chapter will be in 

accordance with current guidelines including:  

 Guidelines for Landscape and Visual Impact Assessment – Third Edition 2013 (Landscape 

Institute and Institute of Environmental Assessment); 

 Landscape Character Assessment - Guidance for England and Scotland (2002) and the 

accompanying Topic Papers including Topic Paper 6. (Countryside Agency/Scottish Natural 

Heritage); 

 LI Advice Note 01/2011: Photography and photomontage in landscape and visual 

assessment. 
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Landscape 

11.5 The baseline landscape context of the site will include consideration of the relevant National 

Character Areas and District Scale Landscape Character Areas (as identified in the BLPCD). The 

study will also identify local character area sub divisions that apply to the site in its immediate 

environment including areas of West Cheshunt. This will include rural and suburban character. 

11.6 The ES chapter will identify the key characteristics and landscape elements for each of the local 

Landscape Character Areas and provide an assessment of the impacts on these landscape units 

and features. The study will include recording the local patterns of landform, vegetation type and 

location and other significant land uses, built features or detractors. The site is centred on the 

valley feature associated with the Rags Brook. 

11.7 The landscape study will establish the relative sensitivity of the site (and its component parts) and 

the sensitivity of local Landscape Character Areas and their capacity to accommodate the 

proposed development. The study will assess wider effects on the local Landscape Character 

Areas. The magnitude of change for each Character Area will be recorded as well as the 

significance of the effects. A judgement on the nature of the effects (adverse, beneficial or 

neutral) will also be provided. 

11.8 Tree survey information to BS 5837 standard will be provided by way of an ES Appendix and the 

main findings summarised in the ES. Trees and hedges that may potentially be directly affected 

by the development will be individually assessed. Trees and groups that would not be affected 

(e.g. along Rags Brook) will be recorded as groups. 

11.9 The features of the development including areas of proposed open spaces will be detailed to 

assess their contribution towards enhancing Landscape Character or Green Infrastructure 

opportunities. These measures will include the proposed linear park along the Rags Brook. 

11.10 A description of the proposed open space provision, landscape works and green infrastructure 

will be illustrated and described.  Mitigation has formed an integral part of the design process for 

the Rosedale Park North masterplan, and thus forms part of the assessment of the development. 

Should additional mitigation measures be required, this will be described and an assessment of 

residual effects set out. A distinction will also be made between measures for mitigation and 

enhancement. 

Visual Impact 

11.11 An assessment of visual effects arising from the proposed development will be provided from 

publicly accessible locations, such as roads and footpaths, and from private residential properties 

adjacent to the site. The assessment will consider the extent of change occurring from the 

existing fields and the introduction of a range of built types, infrastructure, the creation of Rags 

Brook Park, and associated green space.  

11.12 The extent of visual effects arising from the development will be established through the use of a 

Zone of Theoretical Visibility (ZTV), based on a desk study and site observations in the local 

area. This will confirm the extent of visibility of the development site and determine the extent of 

the study area. This will then be used to inform the landscape and visual impact assessment. 
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11.13 Consultation with Colin Haigh (then Head of Planning Policy at BBC) was undertaken in October 

2013, following the previous Scoping Opinion received on 19 August 2013. During this 

consultation the 14 locations for Representative Viewpoints recommended by The Landscape 

Partnership were agreed and an additional 3 locations were also requested by Colin Haigh. It is 

considered that these 17 locations remain valid and provide the most appropriate positions for 

the Representative Viewpoints (see Figure 9). These will therefore form the main basis for 

assessing effects on views.  Further assessment of effects on visual receptors will be provided, 

where required, to cover any additional receptor not sufficiently covered by these Representative 

Viewpoints. 

11.14 The visual assessment will be based on site observation and further support work. The following 

aspects will be included: 

 the parameters of the proposed development including: the scale, height and location of the 

main features of the development such as buildings, infrastructure, attenuation ponds, and 

open space; 

 a thorough assessment of the main receptor groups likely to be affected. This will identify the 

sensitivity of the receptors and the likely magnitude of change to the view arising from the 

development, and the corresponding significance of effect on views. This will include the 

assessment of the Representative Viewpoints, a description of effects, and views illustrated 

by panoramic photographs; and 

 effects will be assessed at the various stages, including: construction, the first year following 

completion; and 15 years following completion. The latter is provided to assess the 

effectiveness of the proposed planting.  A judgement on the nature of the effects (adverse, 

beneficial or neutral) will also be provided. 

11.15 Visual receptors groups within the ZTV will be identified in terms of their location and sensitivity to 

the effects from the development. The following groups will be included: 

 Residential Properties – The residential impacts on the adjacent residential areas in West 

Cheshunt, Goff’s Oak and St James will be detailed for all areas around the site. This will 

either be by way of individual properties or groups of properties with similar levels of effect. 

Properties with more distant views will also be considered where they are affected. 

 Open Space – The impact on areas of existing open space will be assessed including the 

play area to the east on Rosedale Way and recreation area around the fishing lake to the 

south. 

 Formal sports recreation areas – The impact on users of sports pitches and facilities 

including Rosedale Sports Club. 

 Rights of Way – the impact on users of all types of rights of way will be included. This will 

include those in closer proximity to the site and also those at greater distance within the ZVT 

where there are likely to be views to elements of the development in the vicinity of the site.  

 Walkers – users of all types of public rights of way.  This will include walkers on Public 

Footpath 41 and pedestrians using footpaths along roads, such as Peakes Way; 

 Workers – effect on people at their place of work e.g. Burton Grange Nursery; and 
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 Road & Rail - Views from users of the local road network including: Rags Lane; Andrew’s 

Lane; Peakes Way; Rosedale Way; and Goff’s Lane. 
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Figure 9: Representative Viewpoints  
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12 ECOLOGY AND NATURE CONSERVATION 

12.1 The Ecology chapter of the ES will be prepared by JFA and will cover ecology and nature 

conservation issues, which are material considerations for any planning application, and will set 

out the results of an ecological assessment of the application site. The value of ecological 

features will be interpreted within the context of the surrounding landscape and incorporated into 

the development, where possible, with mitigation measures, where required, to prevent, reduce 

or offset any significant adverse impacts. The chapter will also describe the likely residual 

impacts after these measures have been employed. 

12.2 The assessment will be based on results from field surveys and information obtained through 

consulting the recognised bodies involved in nature conservation within the area.  The habitats 

and species evaluations will be based on the guidance issued by the Institute of Ecology and 

Environmental Management (IEEM). 

Key Issues/Baseline Overview 

12.3 The proposed development site has been subject to a range of ecological surveys and a desktop 

appraisal, in order to gain an understanding of the flora and fauna currently present at the 

development site, with particular emphasis on wildlife that is protected under European and/or 

domestic legislation.  

12.4 A desktop appraisal was carried out which included a commissioned desk study search from the 

Hertfordshire Biological Records Centre (HBRC) in 2013. Biological records for designated sites, 

both statutory and non-statutory, protected species, rare species and Biodiversity Action Plan 

(BAP) species were requested within a 2 km radius from the boundary of the site from HBRC. 

The Applicants ecological consultant (JFA) have carried out periodic surveys since this time, 

therefore the information from both the record study and recent surveys has been used to carry 

out the ecological appraisal. 

12.5 The site consists of grazed farmland and large areas of amenity grassland with recreational 

facilities. There are a number of buildings located within the development site at Garryross Farm, 

and Rosedale Sports Club. 

12.6 An extended Phase 1 Habitat Survey Report in line with standard methodologies was undertaken 

in March 2011, to identify the ecological value of the site. Subsequently species surveys have 

been undertaken; these include bat, badger, reptile, invertebrate, bird and botanical surveys.  A 

water vole and white clawed crayfish assessment found that the site did not support these 

species. The Phase 1 and species surveys have been updated following standard guidance 

between 2011 and 2016. 

12.7 The majority of the site was found to be of poor quality, being heavily grazed by horses. The 

ecological value of the site is associated with the linear linking habitat features, mature trees, 

hedgerows, scrub and Rags Brook.  

12.8 There are some areas of ecological interest and linear linking habitat features which are of 

greater ecological value. One area, in particular, is the ‘Meadow South of Rosedale Sports 

Ground’ LWS, where attention must be paid to assessing the botanical interest, habitat quality 
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and management history, in order to ensure the development has no detrimental impacts on the 

local ecological network, and so that mitigation measures can be put in place.  

Potential Impacts 

12.9 Without mitigation and enhancement, the effects of the development proposal upon biodiversity 

have the potential to be adverse, for example:  

 Loss and/or disturbance to flora and fauna; 

 Loss of existing on-site habitats during site clearance; 

 Recreational disturbance of certain habitats and species; and, 

 Damage/disturbance to adjacent sites of ecological value (for example pollution of Rags 

Brook, or removal of trees).  

12.10 The proposed development seeks to mitigate for potential negative ecological impacts (see 

below) and to provide an overall biodiversity enhancement strategy, through a comprehensive 

site-wide ecologically informed landscape design. This will include: 

 Protection of Rags Brook through a linear park design, including planting of terrestrial and 

wet areas to offer ecological opportunity, and amenity benefit through careful placement of 

the footpaths. The Park will link to further habitat; 

 Open space designed to incorporate plants and structural planting of benefit to species 

found to be present at site and species identified in the Herts Biodiversity Action Plan; 

 The use of protective measures for ecological features throughout the construction period;  

 A strategy addressing bats currently using the site for commuting purposes, including a bat 

friendly lightly strategy and roost box provision; and, 

 A detailed landscape and ecological management and monitoring plan and schedule. 

Approach and Methodology 

12.11 The assessment will be based on results from field surveys (mostly complete) and 

information obtained through consulting the recognised bodies involved in nature conservation 

within the area.  The habitats and species evaluations will be based on the guidance issued by 

the Institute of Ecology and Environmental Management (IEEM). 

12.12 Existing habitat survey information will be checked and updated as necessary as part of further 

species survey work, to ensure that habitat and species data provide as accurate a picture as 

possible of the ecological baseline of the site at the time of planning submission. 

12.13 Rags Brook, which traverses the site, is recognised as a ‘main river’ by the EA and is considered 

to be of potential importance for the ecology and biodiversity of the site. Thus, a River Corridor 

Survey was conducted in 2012 to inform the scope of the ecology part of the EIA. This was 

updated in 2015 and the results will be submitted as a Technical Appendix of the ES which will 

also inform the final landscape strategy proposals for the site. 
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12.14 Invertebrate surveys, for both aquatic and terrestrial invertebrates, were undertaken in 2012 

because there are various ecological features – namely, the brook, the semi-improved 

grasslands, scrub, small wooded areas and hedgerows - which could provide suitable habitat for 

a range of invertebrates. The invertebrate diversity present in the Rags Brook was found to be 

very poor, and Six Nationally Scarce species were found within terrestrial habitats close to the 

Rags Brook.   

12.15 A National Vegetation Classification (NVC) assessment was recommended in order to ascertain 

the ecological value of the semi-improved grassland and LWS (‘Meadow South of Rosedale 

Sports Ground’) on site. Considering the site is situated in the Green Belt, as well as the 

presence of some areas of more diverse (semi-improved) grassland, this was a necessary step 

to take to identify whether there are any notable or protected plant species present on site, and 

therefore to inform the scope of the ecology part of the EIA. The majority of the grassland was 

found to be a mixture of semi-improved, species-poor improved, and amenity grassland. The best 

grassland found in the sports field rugby pitch, which featured NVC category MG7 Lolium 

perenne Leyland grass community along the field borders and category OV23 Lolium perenne - 

Dactylis glomerata grassland community within the majority of the mown sports pitch. 

12.16 The mature and semi-mature trees and the hedgerows on site present nesting opportunities for a 

variety of bird species. Breeding bird surveys were conducted during the breeding bird season in 

2012 in order to identify the bird species that use the site for breeding. The surveys had particular 

focus on birds that are afforded special protection under Schedule 1 of the Wildlife and 

Countryside Act 1981 (as amended). The first phase of scoping surveys identified the need for 

further surveys to consider the nesting potential for schedule 1 species, undertaken in 2013 and 

2016. A pair of kingfishers have been identified in the local area. 

12.17 Bat surveys were undertaken in 2011, and 2013 and 2015/16. These considered the bat species 

present, their use of the site and the potential for roosting bats in mature trees and buildings 

across the site during dusk and/or dawn surveys. Activity surveys have also been undertaken to 

evaluate the importance of the linear features on site for bat species. No bats were found to be 

roosting on site. Four bat species in total have been recorded using the hedgerow and tree 

boundaries at the site, namely: common pipistrelle Pipistrellus pipistrellus, soprano pipistrelle 

Pipistrellus pygmaeus, noctule Nyctalus noctula and brown long-eared bat Plecotus auritus. 

12.18 Due to the scrub, hedge lines and semi-improved grassland areas that provide potential habitat 

for three British reptile species: slow worm Anguis fragilis, grass snake Natrix natrix and common 

lizard Zootica vivipara, reptile surveys were undertaken in 2011, 2013 and 2016. A single juvenile 

grass snake was found along the Rags Brook in the western site extent. 

12.19 On the whole the site was found to be relatively species poor with areas of ecology value 

concentrated in the boundary habitats and Rags Brook. No habitat suitability or evidence for the 

presence of further protected species such as badger, dormice, water vole, white clawed crayfish 

or great crested newts was found.  

12.20 The proposal for the site offers the opportunity to include significant biodiversity enhancements 

for the area. For example, a strategy to maximise the site connectivity through linking onsite 

areas to offsite habitat to enhance the regions green infrastructure through the inclusion of a park 

along Rags Brook designed to maximise the biodiversity potential of the site. 
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12.21 The significance thresholds and criteria outlined in Chapter 6 will be applied to this Chapter in 

order to determine whether the potential impacts of the proposed development are significant.  
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13 WATER RESOURCES, DRAINAGE AND FLOOD RISK 

13.1 This chapter of the ES will be prepared by PBA and will assess the proposed development’s 

impacts on site drainage and flood risk. The ground conditions will be considered separately (see 

below). 

Key Issues/Baseline Overview 

13.2 According to online mapping by the Environment Agency (EA), the site lies entirely within Flood 

Zone 1 (Figure 3c). The Rags Brook is designated as the Main River at this location. 

13.3 Existing surface water runoff from the majority of the site currently discharges into the Rags 

Brook and some of the southernmost development areas are served by a connection to a 

Thames Water sewer at Everest Lane.  

13.4 The building footprints of the proposed Rosedale Park North development will be restricted to 

Flood Zone 1 and all development will be set back a minimum of 8m from the top of the banks to 

Rags Brook. Surface water storage features will also be located beyond the floodplain of the 

Rags Brook. 

13.5 Site specific hydraulic modelling has been undertaken for the reach of the Rags Brook to 

supplement the limited EA data and Flood Mapping for this area. The extent of the flood plain has 

been agreed with the EA and will be used to inform the layout and extent of the proposed 

development. 

13.6 The following information sources have also been used to assess and establish baseline 

conditions:  

 BBC’s Level 1 Strategic Flood Risk Assessments (2007);  

 Hertfordshire County Council’s Preliminary Flood Risk Assessment (2011); 

 Hertfordshire County Council’s draft Local Flood Risk Management Strategy (2012); and  

 EA Water Quality and Flood Data. 

Potential Impacts 

13.7 The assessment will consider the following: 

 The potential effects on water quality (both in watercourses and groundwater) will be 

qualitatively assessed during the construction and operation of the development in the 

Surface Water Drainage Strategy supporting the planning application. This will determine the 

effect that any greater level of pollution could have during these stages; 

 Water demand will rise due to an increased population in the area caused by a greater 

number of houses. This impact will be determined in the Flood Risk Assessment (FRA);  

 The impact of increased foul water discharge caused by the development will be assessed 

by the FRA and mitigation measures to reduce this impact will also be suggested; and, 



 

Rosedale Park North, EIA Scoping Report  
55 

 

 An assessment will take place in the FRA and Surface Water Drainage Strategy in order to 

determine the potential for flood risk caused by the development, both on and offsite. 

Approach and Methodology 

13.8 A FRA and Drainage Strategy will be produced for the proposed development in accordance with 

the NPPF and Technical Guide to the NPPF and will examine flood risk from all sources. This 

document, forming a technical appendix to the ES, will provide a more detailed analysis of the 

hydrology, flood risk and drainage for the proposed development and will be used as the basis of 

the ES chapter. 

13.9 Both the FRA and Drainage Strategy will be completed in accordance with EA and local authority 

guidance. 

13.10 The FRA will include an assessment of the existing hydrological baseline conditions; their 

potential effects on the development; and the potential effects of the development on them. It will 

also include hydraulic modelling for this reach of Rags Brook and will outline a strategy to provide 

mitigation, where necessary, associated with the flooding from the Rags Brook and existing field 

drains or tributaries. 

13.11 A Surface Water Drainage Strategy incorporating Sustainable Drainage Systems (SuDS) will be 

developed for the site to ensure that surface water runoff is managed effectively during the 

construction and operation of the development and to demonstrate that the proposed 

development will not result in an increase in flood risk elsewhere. The strategy will include 

supporting technical details to ensure that sufficient space will be made available, in suitable 

locations for sustainable drainage features such as ponds and swales. It will also qualitatively 

assess potential effects on water quality (both in watercourses and groundwater) during the 

construction and operation of the development.  

13.12 Both the FRA and Surface Water Drainage Strategy will include an assessment of the effect of 

climate change on hydrology, flood risk and drainage in accordance with the NPPF and Technical 

Guide to the NPPF, including the revised climate change impacts released in February 2016. 

13.13 The significance thresholds and criteria outlined in Chapter 6 will be applied to this Chapter in 

order to determine whether the potential impacts of the proposed development are significant.  
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14 GROUND CONDITIONS AND CONTAMINATION 

14.1 This chapter of the ES will be prepared by PBA and will assess the likely significant 

environmental effects of the proposed development on ground conditions, which encompass the 

site’s geology, groundwater conditions and contamination of the soils and groundwater.   

Key Issues/Baseline Overview 

Geology and Geomorphology  

14.2 The site is situated on the undulating land to the west of the valley of the River Lea, within the 

valley of the Rags Brook and a low ridge between the valleys of the Rags Brook and Theobald's 

Brook to the south.  The solid geology underlying the site comprises the London Clay Formation.  

River Terrace Deposits and Glacial Sands and Gravels are shown overlying the solid geology, 

respectively, in the lower part of the valley of the Rags Brook on the eastern part of the site, and 

on the low ridge on the southern part of the site.  In addition, the mapped strata are overlain by 

Head Deposits formed by natural geomorphological processes with limited deposits of Alluvium 

present in the valley of the Rags Brook.  Made Ground is locally expected to be present overlying 

the natural strata in areas of previous development. 

14.3 There are no designated geological or geomorphological sites or features of conservation value 

in the area affected by the proposed scheme. At Appendix 2 of this Scoping Report is the Draft 

Phase 1 Ground Condition Assessment which outlines these lack of features 

Mineral Resources  

14.4 In accordance with the Hertfordshire County Council Mineral Consultation Areas in the 

Hertfordshire Supplementary Planning Document (2007) part of the site is located within the 

Sand and Gravel Belt Mineral Consultation Area.  The potential sand and gravel resources on the 

site relate to the River Terrace Deposits in the lower part of the valley of the Rags Brook on the 

eastern part of the site and the Glacial Sands and Gravels on the low ridge on the southern part 

of the site. 

Land Use  

14.5 The site has remained largely undeveloped agricultural land, and current development of the site 

is limited to the buildings of Garryross Farm present on the western part of the site and the 

buildings of the former Grangebrook Nursery on the northwest part of the site which are currently 

being used as a commercial vehicle business. 

Potential Effects 

Geology and Geomorphology  

14.6 The proposed development will give rise to no material change on the geology and 

geomorphology in the vicinity of the site. Accordingly, an assessment of the effects of the scheme 

on the geology and geomorphology will be excluded from the ES. 
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Mineral Resources  

14.7 Although the potential sand and gravel resources on the site are within a designated Mineral 

Consultation Area, from consideration of their geomorphological setting and the information 

presented in the BGS mineral assessment report for the area, any sand and gravel present is 

expected to be of limited thickness and volume, to have a significant fines content and a high 

overburden to deposit ratio.  On this basis, any sand and gravel on the site is not considered to 

represent a viable mineral resource and hence an assessment of the effects of the scheme on 

mineral resources will be excluded from the ES. A Technical Note on the Assessment of Mineral 

Resources has been prepared by PBA and is included at Appendix 3.  

Land Contamination  

14.8 There are no known or expected major sources of contamination or hazardous ground gases 

within the site, accounting for the historic and the current use of the site. The presence of 

localised areas of contamination associated with, for example, the storage and use of fuel oils or 

fertilisers cannot, at this time, be discounted.  Any such land contamination may present a 

notional risk to sensitive receptors including site workers, site occupiers/neighbours, ground and 

surface waters, ecology and wildlife, and the built environment. This is detailed in the Draft Phase 

1 Ground Condition Assessment in Appendix 2. 

14.9 On this basis an assessment of the indirect effects of the development on human health, the 

environment and the proposed development relating to land contamination and hazardous 

ground gases will be included in the proposed ES.   

14.10 Potential indirect effects with respect to land contamination to be addressed by this chapter of the 

ES include: 

 Effects on human health of on-site workers, users and general public from land 

contamination and potentially hazardous ground gases; 

 Effects on controlled waters (surface water and local groundwater) resources from land 

contamination; 

 Effects on proposed landscaped areas, the on-site ecosystem and the ecosystem of the 

surrounding area from land contamination; and, 

 Effects on proposed development construction including foundations and infrastructure from 

land contamination. 

Soil Quality  

14.11 Given the site comprises largely undeveloped agricultural land, an assessment of the direct 

effects on agricultural land quality and soil resource conservation issues resulting from the 

proposed development will be included in the ES. 

Approach and Methodology 

14.12 The ES will consider the potential environmental effects from the development relating to the 

prevailing geology and ground conditions at the site. Consideration will also be given to the 

potential indirect effects on human health, the environment and the proposed development with 
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respect to ground contamination, the potential direct effects on any potentially viable mineral 

resources, agricultural land quality and soil resource conservation issues resulting from the 

proposed development. 

14.13 The assessment will be based on a desk based Phase 1 Ground Condition Assessment (of which 

a draft can be found at Appendix 2), and a Soils Site Report that will be included as appendices 

to the ES.  

14.14 The Phase 1 Ground Condition Assessment for the site includes a site reconnaissance, review of 

historical maps and records and identification of potential contaminant sources, pathways and 

receptors that may be present on the site, together with a qualitative Tier 1 assessment of the 

risks and hazards associated with existing or potential future contamination and hazardous gases 

in the ground.  The assessment has been carried out in general accordance with established 

procedures using current UK best practice and guidance as given in British Standard 10175, 

Contaminated Land Report 11 and NHBC Standards Chapter 4.1. 

14.15 The significance thresholds and criteria outlined in Chapter 6 will be applied to this Chapter in 

order to determine whether the potential impacts of the proposed development are significant.  



 

Rosedale Park North, EIA Scoping Report  
59 

 

15 ARCHAEOLOGY 

15.1 This chapter of the ES will be completed by CgMs who will provide an Archaeological Desk 

Based Assessment (DBA) of the site, as well as the potential for effects of the proposed 

development on unidentified archaeology on the site. 

Key Issues/Baseline Overview 

15.2 An Archaeological DBA has been undertaken on the site (which can be found in Appendix 4 of 

this Scoping Report). This examined and reviewed the available archaeological, historic and 

topographic information and concluded that the site has a generally ‘moderate’ to ‘low’ 

archaeological potential for evidence from the Palaeolithic to the Post-Medieval periods, with a 

heightened archaeological potential in localised areas of known activity. 

15.3 The desk based assessment identified that there are no designated heritage assets on or in close 

proximity to the study site. There are two undesignated heritage assets in the south of the site, 

indicating evidence of medieval ridge and furrow fields. 

15.4 There is potential for residual early prehistoric finds on the Taplow terrace gravel geology in the 

east of the study site, and the archaeological potential for the later prehistoric period is 

heightened on areas of higher ground. Roman agricultural activity could be expected in the east 

of the site close to the Roman road, Ermine Street, although evidence of Roman occupation is 

not expected. There is a heightened potential for medieval agricultural remains in the south of the 

site where ridge and furrow and a linear ditch have been observed from aerial photographs. 

15.5 The majority of the study site has lain in agricultural land during the historic periods, west of 

Cheshunt. In addition, features associated with the grounds of the late 18th century house, 

Claramont House, survive in the south of the site. 

Potential Impacts 

15.6 The archaeological potential of the site for all past periods of human activity is considered to be 

low. As a result the proposed development is thought unlikely to impact on archaeological 

remains of more than local importance. 

15.7 The operational phase of the proposed development is not expected to have any likely 

environmental effects on archaeology. 

15.8 Potential effects on archaeology will therefore be confined to construction activities, particularly 

where intrusive ground works are proposed including piling, foundations and basement 

construction.  Effects, if any, will therefore focus upon the disturbance, damage, removal or 

destruction of potential archaeological remains.  

Approach and Methodology 

15.9 To supplement the existing DBA, a further archaeological investigation could be undertaken 

following planning consent in accordance with an archaeological planning condition. This 

evaluation would act to clarify the potential for as yet to be discovered assets. It would also 
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provide additional information to enable a fuller assessment of the character and significance of 

remains recorded and the impact of the proposed development on these. 

15.10 The ES will consider the significance of archaeological assets, using standing EIA procedures 

and other relevant advice, including English Heritage’s Conservation Principles, Policies and 

Guidance. The assessment of effects will identify and consider the potential nature of the effect 

(direct or indirect) and its magnitude. It will also identify mitigation measures incorporated into the 

proposed development to avoid adverse impacts arising and those measures to reduce or offset 

harmful effects that cannot be avoided. Beneficial mitigation measures will be incorporated into 

the proposed development, where relevant. 
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16 NON-SIGNIFICANT/ NON-EIA TOPICS 

16.1 This section sets out a range of topics that are not considered likely to result in significant 

environmental effects. An explanation has been provided to justify the reasons why a specific 

topic does not require a stand-alone ES chapter.  

Agriculture and Soil Resources 

16.2 In the Council’s scoping opinion of the 19th August 2013, it was suggested that Agriculture and 

Soil Resources should be scoped into the EIA. Whilst the area is greenfield land and has 

potential for productive agricultural uses, it mainly consists of grazed and ungrazed farmland and 

large areas of fallow grassland with a low agricultural value. It is therefore proposed that the 

information regarding ‘agriculture and soils’ is presented as part of one or more technical 

chapters, instead of being presented as a standalone assessment and ES Chapter. It is 

suggested that the impact on agriculture could be examined within the socio-economics chapter 

(7) and the soil conditions discussed within the ground conditions and contamination chapter 

(14).  

16.3 The site is currently identified as “pasture fields” in the Broxbourne Landscape Character 

Assessment, particularly used for grazing horses, as the land is largely inaccessible. The need 

for housing and the historic lack of interest/ investment in agricultural use indicates strongly that 

alternative utilisation of the land for agriculture is unviable. According to the NPPF, only the ‘best 

and most versatile agricultural land’ is required to demonstrate overriding reasons for its 

protection. Although part of the site meets these criteria, the site is under different land 

ownerships and therefore cannot be considered a viable agricultural area.   

Utilities and Services 

16.4 It is considered that the proposed development will require substantial upgrades/ extensions to 

local utilities and servicing (i.e. drinking water, foul water, surface water drainage, gas, electricity 

and telecommunications).  

16.5 As part of the Water Resources ES chapter, a description of the activities during the construction 

phase will be provided. This will include an indicative sequence and duration of activities such as 

site enabling works (which includes the installation of services). An assessment of the 

construction phase’s likely impacts will be provided, considering the reasonable ‘worst case’ 

activities for environmental impacts, which are expected to be during the main ground works and 

housebuilding phases. If these impacts are considered acceptable, the construction phase 

impacts from the installation of utilities and services will also be.  

16.6 The Applicant and design team have carried out infrastructure due-diligence works, to identify the 

required capacity, and are in discussions with utility providers to ensure development can be 

achieved. It is noted that Thames Water Utility Services Ltd. requested (in the August 2013 

Scoping Opinion) that water usage, sewage and drainage infrastructure are considered. These 

will be assessed in the Water Resources ES chapter. However, it is not proposed that a 

standalone Utilities and Services chapter is necessary to be included as part of the ES.    
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Microclimate Conditions  

16.7 Given the relatively low rise nature of the proposed buildings (generally being no more than 2-3 

storeys), it is unlikely that the built form of the development would lead to wind funnelling, 

downdraughts or other adverse wind effects which are more typically associated with tall 

buildings and narrow passages. Pedestrian comfort, particularly within the public open spaces 

within the site, will be assured by appropriate planting and other landscaping features determined 

at the detailed design stages of the scheme. 

16.8 In respect to the potential for adverse daylight, sunlight and overshadowing effects, the relatively 

low height of the structures reduces the likelihood of these effects. There is expected to be 

sufficient separation of the residential units to ensure acceptable levels of natural light are 

achieved in all habitable rooms. Such design criteria will be described within the Design and 

Access Statement (DAS). Accordingly, this issue will not be considered any further within the ES. 

Waste 

16.9 The majority of the site is an open grassed field covering approximately 44.6 hectares and there 

are no built structures or hardstanding on the site. As such, no demolition waste will be generated 

from the site clearance. Furthermore, the re-profiling of the land to achieve suitable development 

levels will aim to adopt a ‘cut and fill’ balance, so no net export of soil from the site is anticipated.  

16.10 Construction waste, including off-cuts and excess concrete and bricks etc. would be managed by 

the Contractor in line with current legislation and best practice.  

16.11 It is anticipated that the volumes of operational waste from the built development (mainly 

domestic waste and small quantities of commercial waste) can be readily accommodated by 

existing off-site waste management infrastructure. 

16.12 Taking account of the above, it is considered that the topic of ‘Waste’ should be scoped-out of the 

EIA. As confirmed in the August 2013 Scoping Opinion, this will be considered within the 

Planning Statement and/or Design and Access Statement. 
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17 STRUCTURE OF THE ENVIRONMENTAL STATEMENT 

17.1 The ES is proposed to be set out as follows: 

Volume 1: Environmental Statement 

1. Introduction; 

2. EIA Methodology; 

3. Site Context, Alternatives and Scheme Description; 

4. Development Programme and Construction; 

5. Socio-Economics; 

6. Transport and Access; 

7. Noise and Vibration; 

8. Air Quality; 

9. Landscape and Visual Impacts; 

10. Ecology and Nature Conservation; 

11. Water Resources, Drainage and Flood Risk; 

12. Ground Conditions and Contamination; 

13. Archaeology; 

14. Cumulative Effects; and 

15. Summary of Mitigation and Residual Effects 

Volume 2: Technical Appendices 

17.2 For transparency and to prevent an unnecessary ‘paper trail’, this volume will provide the full text 

of a number of technical assessments together with other relevant background information used 

to inform the EIA. At present, Volume 2 is envisaged to comprise: 

 EIA Scoping Report (appending BBC’s August 2013 Scoping Opinion); 

 EIA Scoping Opinion; 

 Transport Assessment; 

 Noise and Vibration Technical Data; 

 Air Quality Technical Data; 

 Ground Conditions Technical Data; 
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 Archaeological Desk-Based Assessment; 

 Ecological Surveys and Data; 

 Landscape Technical Data. 

Non-Technical Summary 

17.3 The Non Technical Summary (NTS) will provide an accurate and balanced account of the key 

information contained within Volumes 1 and 2. In accordance with the EIA Regulations, the NTS 

will be presented in non-technical language and be produced as a stand-alone document in a 

format suitable for the general public. 
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18 SUMMARY 

18.1 This EIA Scoping Report sets out the proposed content and structure of the ES to be submitted in 

support of the outline planning application for the development of the site. 

18.2 In accordance with Regulation 13 of the EIA Regulations, this EIA Scoping Report is issued with 

a request for a new Scoping Opinion from BBC, in order to allow BBC to re-confirm or amend its 

previous opinion of August 2013.  

18.3 Whilst the fundamental nature of the proposed development and site conditions have not 

changed since this time, and the EIA process has proceeded in accordance with the previous 

opinion, this request for a new scoping opinion is made for the sake of completeness, accounting 

for the passage of time and revised development proposals.  

18.4 After consideration of this report it is anticipated that BBC will concur with our interpretation of the 

key issues to be considered in the EIA/ES, which have been set out in the above sections. 
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APPENDIX 1 – PREVIOUS SCOPING OPINION (AUGUST 2013) 
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APPENDIX 2 – DRAFT PHASE 1 GROUND CONDITION 

ASSESSMENT 
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Summary 
This report presents the findings of a Phase 1 Ground Condition Assessment to support a planning 
application for the proposed residential development at Rosedale Park, Cheshunt. 

Site Description  The Site is situated on the undulating land to the west of the valley of the River Lee, 
within the valley of the Rag’s Brook and a low ridge to the south.  The natural ground conditions comprise 
the London Clay Formation locally overlain by River Terrace Deposits and Glacial Sands and Gravels. 

Historically the Site has been used for agricultural purposes and, in part, recreational purposes.  The 
current development of the Site is limited to the buildings of Garryross Farm and Grangebrook Nursery. 

Ground Stability Risk Assessment  A review of potential geological hazards has identified the risk for 
potentially adverse foundation conditions to be present, in general, to be Very Low .  The exceptions 
relates to a Moderate  potential risk associated with shrinking/swelling clays of the Head Deposits and 
London Clay. 

Tier 1 Geoenvironmental Risk Assessment  There are no known sources of contamination within the 
Site and the historical and current use of the Site makes the presence of significant concentrations of 
potential contaminants unlikely. 

The findings of a qualitative risk assessment carried out to assess hazards and constraints posed by the 
existing site conditions to the proposed development are summarised in the following table. 

Potential Receptor Risk 
Assessment 

Description 

Site Workers Low The risk to site workers will effectively be mitigated by wearing 
appropriate protective clothing and equipment, and adopting good 
standards of hygiene to prevent prolonged skin contact, inhalation and 
ingestion of soils. 

Future Site Users Very Low The proposed buildings and hard surfaces, together with the provision 
of a layer of clean soil cover to gardens and soft landscaping in the 
areas of Garryross Farm and Grangebrook Nursery will effectively 
mitigate the exposure of future site occupiers and users to any potential 
contaminants. 

Groundwaters and Surface 
Waters 

Very Low The potential for any mobile contaminants to adversely affect the 
quality of ground and surface waters will be unaffected by the proposed 
development and is assessed to remain as Very Low. 

Ecology and Wildlife Very Low Owing to the potential for contaminants to be present in the ground and 
the distance to the nearest ecological receptor the risk to ecology and 
wildlife is expected to be Very Low. 

Built Environment Very Low The assessed risk is limited as potential contaminants are not present 
at concentrations that would have a deleterious affect on building 
materials. 

 
The geoenvironmental risk assessment indicates no significant risk to human health, controlled waters or 
ecology and wildlife associated with the development of the Site as currently proposed.  On this basis, 
there is no reason that the site would be designated as Contaminated Land under Part IIa of the 
Environmental Protection Act 1990. 

The summary contains an overview of the key findings and conclusions.  However no reliance should be placed on 
any part of the summary until the whole of the report has been read. 
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1.0 Introduction 
Peter Brett Associates LLP (PBA) has been commissioned by the Crest Nicholson (the Client) to carry 
out a Phase 1 Ground Condition Assessment to support a planning application for the proposed 
residential development at Rosedale Park, Cheshunt. 

The object of the study is to review readily available information to assess the likely ground conditions at 
the Site and immediate surrounding land, thereby to identify potential geoenvironmental and geological 
hazards and constraints to the proposed redevelopment. 

In accordance with the requirements of the National Planning Policy Framework (DCLG, 2012), the 
assessment has been carried out in accordance with "established procedures" using current UK best 
practice and guidance as given in British Standard 10175 (BS 10175, 2013), Contaminated Land 
Report 11 (EA, 2004) and NHBC Standards Chapter 4.1 (NHBC, 2014a) with regard to land 
contamination, and DCLG (2104) with regard to land stability. 

The scope of work performed by PBA comprises: 

i) A review of readily available geological, hydrogeological and aquifer vulnerability maps; and 
historical Ordnance Survey maps; together with any ground investigation data; and construction 
drawings and reports. 

ii) A qualitative assessment of geological hazards and ground stability risk to identify the potential 
risk arising from artificial cavities; natural cavities; and other potential adverse foundation 
conditions. 

iii) A qualitative Tier 1 contamination risk assessment utilising a Conceptual Site Model to identify 
'source-pathway-receptor' linkages to assess the potential risk and hazards, if any, associated 
with existing or potential future contamination in the ground. 

This report presents the findings of the study together with a qualitative assessment of any hazards and 
constraints posed by the existing ground conditions to the proposed development.  This report also 
comments on any mitigation or remediation measures that may be required as part of the proposed 
redevelopment. 

Guidance on the context of this report and any general limitations or constraints on its content and usage 
are given in a separate guidance note included after the text of this report. 
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2.0 The Site 

2.1 Site Location 

The Site is centred at National Grid Reference TL 337 034 about 2.0 km northwest of Cheshunt town 
centre.  The location of the Site is shown on a Site Location Plan presented as Figure 1 . 

The Site has overall plan dimensions of about 950 by 1000 m.  The Site is located within the area 
bounded by Rags Lane to the west, Peakes Way to the north, Rosedale Way to the east, and Goff’s 
Lane to the south.  The Site is bisected by Andrews Lane aligned east-west through the central part of 
the Site.  The layout of the Site is shown on a Site Layout Plan presented as Figure 2  of this report. 

The Site is situated on the undulating land to the west of the valley of the River Lee, within the valley of 
the Rag’s Brook and a low ridge between the valleys of the Rag’s Brook and Theobald's Brook to the 
south.  Rag’s Brook and Theobald’s Brook are tributaries of the River Lee that flow east, respectively, 
through the northern part of the Site and approximately 0.8 km to the south of the Site.  Natural ground 
levels are between about 55 and 65 m OD along the western site boundary, reducing at a gradient of 
about 1 vertical in 20 horizontal to between about 45 and 55 m OD along the eastern boundary.  Within 
the Site the land falls towards the line of the Rag’s Brook at a gradient of about 1 vertical in 15 horizontal. 

2.2 Site History 

Information on the history of the Site and surrounding area has been determined by reference to a 
number of readily available historical and current Ordnance Survey (OS) maps, supplemented where 
possible by reference to early maps and other historical records.  Copies of the extracts from the 
historical and current OS maps are presented in Appendix 1 ; for ease of presentation the OS maps are 
presented at a reduced scale (from A3 to A4) with duplicate and blank maps omitted. 

The earliest detailed OS maps available date from the early-1870s and show the Site to be undeveloped 
farmland and woodland comprising a number of fields with boundary ditches and hedgerows.  Rag’s 
Lane and Andrews Lane are shown on about their present alignment, respectively, to the west and 
through the central part of the Site.  The buildings of a number of farms, including Colesgrove Farm, 
Claramont Farm and Elm Farm, and associated farm workers cottages are shown in the area 
surrounding the Site, together with a number of large residential properties including Burton Grange, 
Digdag Hall and Claramont. 

By the early-1910s, the area to the east of the Site had been developed for market gardening with the 
construction of extensive areas of glasshouses and nurseries.  By the late-1930s, two isolation hospitals 
had been constructed adjacent to the northern and southwest boundaries of the Site.  By the early-
1960s, a field to the south of Andrews Lane had been developed as the Rosedale Sports Ground, with 
tennis courts, bowling green and a pavilion.  Also by this date, further areas of glasshouses had been 
developed to the northwest and southwest of the Site, including a nursery, Grangebrook Nursery, on the 
northwest part of the Site. 

Between the mid-1970s and mid-1980s, a number of areas of former glasshouses to the east of the Site 
were redeveloped for residential use comprising a mix of semi-detached and terraced houses on a series 
of local estate roads.  By the late-1990s, the area of a former nursery to the north of the Site was also 
redeveloped for residential use.  Also by this date a farm, denoted Garryross Farm, comprising a house 
with outbuildings and stables had been constructed on the western part of the Site whilst the 
Grangebrook Nursery on the northwest part of the Site was being used as a commercial vehicle 
business. 

No significant changes are shown between the late-1990s and the latest OS map produced in 2014. 



Proposed Residential Development, Rosedale Park, Cheshunt 
Phase 1 Ground Condition Assessment 

File Reference: j:\29732 andrews lane rags brook park\3500 
geotechnical\05 reports etc\#r001 gca1\r01 gca1 drft.doc 

4

 
 

2.3 Current Site Use 

The Site is currently used for agriculture comprising open arable fields and pasture with hedgerows along 
field boundaries.  Rag’s Brook bisects the Site whilst the built development on the Site is limited to the 
buildings of Garrymore Farm on the western part of the Site and the former Grangebrook Nursery on the 
northwest part of the Site.  The sports pitches and associated pavilion and car parking of the Rosedale 
Sports Ground are present to the south of Andrews Lane on the southern part of the Site. 

The layout of the Site is shown on the Site Layout Plan presented as Figure 2 . 

2.4 Environmental and Industrial Setting 

Information on the environmental and industrial setting of the Site is presented in an EnviroInsight Report 
(Emap, 2015a) prepared for the Site, a copy of this report is reproduced in Appendix 2 .  Additional 
information has been provided by Borough of Broxbourne Council Environmental Health, a copy of this 
information is reproduced in Appendix 3 .  The results of the database search are summarised on the 
following table and discussed in the following sections. 

Summary of Environmental and Industrial Setting 
Data Type Number on Site (1) Number within 

250 m of Site (1) 

Waste Regulation   

Landfill Sites 0 (0) 0 (0) 

Licensed Waste Management Facilities 0 (0) 0 (0) 

Statutory Permits/Authorisations   

Part A(1) and IPPC Permitted Activities(2) 0 (0) 0 (0) 

Part A(2) and Part B Permitted Activities 0 (0) 0 (0) 

Radioactive Substance Authorisations 0 (0) 0 (0) 

Planning Hazardous Substances(3) 0 (0) 0 (0) 

Potential Contaminative Uses   

Historical Land Use 11 >50 

Current Land Use 1 >25 

Fuel Stations 0 0 
Note: 1) Numbers in brackets denotes number of authorisations, licences or permits that are lapsed, revoked, 

cancelled, superseded, defunct, surrendered, not applicable, withdrawn or not yet started. 
 2) Includes historic Integrated Pollution Controls, Integrated Pollution Prevention and Control, Local 

Authority Integrated Pollution Prevention and Control and Local Authority Pollution Prevention and Control 
permits. 

 3) Includes COMAH (Control of Major Accident Hazards) and NIHHS (Notification of Installations Handling 
Hazardous Substances) sites. 

 
Statutory Permits/Authorisations/Potential Contamin ative Uses  The current potentially 
contaminative land use identified on the Site relate to the commercial vehicle business in the former 
Grangebrook Nursery on the northwest part of the Site, whilst those identified in the vicinity of the Site 
relate to local commercial activities and local infrastructure facilities.  The historical land uses relate 
principally to the former nurseries located on and in the vicinity of the Site. 

Given its historical use, the area of the former Grangebrook Nursery may represent a potential risk of 
environmental hazard to the Site and the proposed development.  Given their nature, size and/or 
distance from the Site, none of the activities listed in the vicinity of the Site are considered to represent a 
particular risk of environmental hazard to the Site or the proposed development. 

Areas of Environmental Sensitivity  The closest statutory designated area of environmental sensitivity 
to the Site is Cheshunt Park, a designated Local Nature Reserve (LNR), located approximately 0.7 km 
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northeast of the Site.  The park comprises mixed grass and woodland with ancient hedgerows, wildflower 
meadows, a pond and an orchard. 

The Site is also within the “Impact Risk Zones” to the Lee Valley Ramsar site located approximately 
3.0 km to the east of the Site and the Wormley-Hoddesdonpark Wood Site of Special Scientific Interest 
(SSSI) located approximately 1.8 km northwest of the Site.  Impact Risk Zones define zones around each 
designated site within which changes to the environment could result in significant damage to the 
designated site. 

The Site area is currently classified as a ‘Nitrate Vulnerable Zone’ (NVZ) by the Environment Agency. 
This however is an agricultural control measure and no particular significance with respect to the 
proposed development of the Site. 

2.5 Proposed Development 

The proposed development comprises predominantly residential use with a primary school, local shops, 
community facilities and associated areas of soft landscaping and public open space.  The valley of the 
Rag’s Brook on the northern part of the Site and the areas of the sports ground on the southern part of 
the Site will remain as undeveloped green open space. 

Access would be provided by local connector roads to the existing road network around the Site. 
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3.0 Geology, Hydrogeology and Hydrology 

3.1 Geology 

The 1:50 000 scale geological sheet of the area (IGS, 1978) indicates that the natural stratum underlying 
the Site comprises the London Clay Formation.  River Terrace Deposits (Taplow Gravel) and Glacial 
Sands and Gravels (Pebble Gravel) are shown to be present overlying the solid geology, respectively, in 
the lower part of the valley of the Rag's Brook on the eastern part of the Site, and on the low ridge on the 
southern part of the Site with Glacial Till (Boulder Clay) overlying the Glacial Sand and Gravels to the 
southwest of the Site. 

In addition, it is expected that the mapped strata are overlain by Head Deposits formed by natural 
geomorphological processes with limited deposits of Alluvium present in the valley of the Rag’s Brook.  It 
is expected that the natural strata are locally overlain by Made Ground in the limited areas of build 
development on the Site associated with the previous and current use and local regrading of the Site. 

An extract of the geological sheet for the area of the Site is presented as Figure 3 . 

3.2 Ground Conditions 

The ground conditions in the area of the Rosedale Sports Ground present to the south of Andrews Lane 
have been investigated by ST Consult (STL, 2013).  The ground investigation comprised four windowless 
sample boreholes to a maximum depth of 4.5 m.  The ground conditions revealed by the investigation are 
in agreement with the published geological information and are summarised in the following table. 

Summary of Ground Conditions 
Formation Base of 

Stratum, m bgl  
Strata 

Thickness, m 
Description 

Made Ground 0.5 0.5 Gravel of brick and concrete with a matrix of sand and clay 

Head Deposits 1.2 to 2.1 0.7 to 1.6 Firm brown mottled grey CLAY with occasional gravel 

London Clay >4.5 >3.3 Stiff fissured brown CLAY 
 
Groundwater entries were not noted during the fieldwork for the ground investigation.  It is expected that 
the absence of any groundwater entries was due to the short time that the exploratory holes were open 
and the expected low mass permeability of the soils encountered. 

Concentrations of potential heavy metal and hydrocarbon contaminants measured in the soils 
encountered (STL, 2013) are below the assessment criteria for a residential with plant uptake land use 
given by CL:AIRE (2014) and CIEH (2015). 

3.3 Geological Hazards 

Radon  Radon is a naturally occurring radioactive gas and emanates from geological formations to 
varying degrees, depending on the type, porosity and permeability.  An assessment of potential for radon 
gas to be present is given in a GeoInsight Report (Emap, 2015b) and reproduced in Appendix 4 .  This 
assessment indicates that Site is situated in area where protection measures are currently not required 
for radon gas. 
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3.4 Hydrogeology 

The latest indicative maps included in the EnviroInsight Report (Emap, 2015a) indicates the London Clay 
Formation is classified as Unproductive Strata, these are rock layers or drift deposits with low 
permeability and have negligible significance for water supply or river base flow.  However, groundwater 
flow through such formations, although imperceptible, does take place and needs to be considered in 
assessing the risk associated with persistent pollutants. 

The overlying River Terrace Deposits and Glacial Sands and Gravels are classified as Secondary (A) 
Aquifers, which are formations of variable permeability that, although seldom producing large quantities 
of water for abstraction, may be important for local supplies and in supplying base flow to rivers. 

The published groundwater vulnerability map of the area (NRA, 1994) indicates the soils overlying River 
Terrace Deposits and Glacial Sands and Gravels are, respectively, of intermediate and low leaching 
potential.  Soils of intermediate leaching potential can possible transmit a wide range of pollutants, whilst 
soils of a low leaching potential are unlikely to be penetrated by pollutants.  The leaching potential of the 
soils overlying the London Clay Formation has not been determined as the potential mobility of non-
absorbed diffuse source pollutants and liquid discharges will be determined by the properties of the 
underlying strata. 

The latest indicative maps included in the EnviroInsight Report (Emap, 2015a) indicate that the Site is not 
located in any groundwater source protection zone.  Groundwater source protection zones are defined as 
the groundwater catchment zones for significant public water supply and private wells or boreholes that 
supply water to potable or equivalent standards. 

3.5 Hydrology 

The nearest surface water feature is the Rag's Brook, a tributary of the River Lee, that flows east through 
the northern part of the Site.  The River Lee flows south approximately 1.5 km east of the Site.  It is 
understood that the Site currently drains by a series of open ditches that flow towards to the Rag's Brook. 

3.6 Groundwater and Surface Water Control 

Information on ground and surface water controls is presented in the EnviroInsight Report (Emap, 2015a) 
reproduced in Appendix 2 .  The results of the database search are summarised on the following table. 

Summary of Groundwater and Surface Water Control 

Groundwater and Surface Water Controls Number on Site (1) Number within 
0.5 km of Site (1) 

Abstractions 0 (0) 0 (0) 

Discharge Consents 0 (0) 12 (9) 

Pollution Incidents to Controlled Waters 0 1 

Prosecutions Relating to Controlled Waters 0 0 

Notes: 1) Numbers in brackets denotes number of authorisations, licences or permits that are lapsed, revoked, 
cancelled, superseded, defunct, surrendered, not applicable or not yet started. 

 
Abstractions  The closest licence for potable water relates to the abstraction of groundwater from the 
Chalk aquifer from the water supply boreholes at Cheshunt Pumping Station located approximately 
1.2 km east of the Site. 

Discharge Consents  The closest active discharge consent relates to the discharge of treated effluent 
from a residential property on Andrews Lane immediately south of the site boundary. 
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Given the nature of the discharges and the regulatory regime under which licensed discharges operate, 
the discharges listed are not considered to represent a particular risk of environmental hazard to the Site 
or the proposed development. 

Pollution Incidents  The sole recorded pollution incident is classified as Category 3 – Minor Incident and 
relates to the discharge of sewage in 2003 at a site located about 100 m southwest of the Site. 

Given the distance from the Site, the nature of the incident and the time since it occurred, the pollution 
incident listed is not considered to represent a particular risk of environmental hazard to the Site or the 
proposed development. 
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4.0 Ground Stability Risk Assessment 

4.1 Introduction 

In accordance with the requirements of the National Planning Policy Framework (DCLG, 2012), the 
potential for the proposed development to contribute to or to be adversely affected by land instability has 
been assessed.  Accordingly, consideration is given below to the potential risk of land instability arising 
from Artificial Cavities; Natural Cavities; and Potential Adverse Foundation Conditions associated with 
the existing ground conditions across the Site, as identified by the desk study. 

4.2 Artificial and Natural Cavities 

The Natural and National Mining Cavities Database maintained and updated by PBA has been searched 
for relevant natural and mining cavity records.  No record was found of natural and mining cavities within 
a 1.0 km radius of the Site.  It must be noted that the absence of existing records does not, in itself, 
demonstrate that natural or mining cavities are not present on the Site.  Given the geology and 
geomorphological setting of the Site, the potential for such features to be present is assessed to be Very 
Low . 

4.3 Potential Adverse Foundation Conditions  

An assessment of potential geological hazards that may give rise to adverse foundation or construction 
conditions as supplied by the British Geological Society from their National Geoscience Information 
Service are presented in the GeoInsight Report (Emap, 2015b) reproduced in Appendix 4 .  The 
assessment is generated automatically based on digital geological maps and the scope and the accuracy 
is limited by the methods used to create the dataset and is therefore only indicative for the search area. 

The information contained in the GeoInsight Report has been reviewed and where considered necessary 
reassessed by PBA considering the specific information available for the Site.  The modified assessment 
of the potential for geological hazards to be present on the Site is summarised below. 

Summary of the Geological Hazards 

Stability Hazard Hazard 
Potential 

Comment 

Moderate The Head Deposits and London Clay are expected to have a high 
volume change potential (NHBC, 2014b). 

Shrinking or Swelling Clay  

Very Low The River Terrace Deposits and Glacial Sands and Gravels present, 
respectively, on the eastern and southern parts of the Site are 
expected to be not shrinkable (NHBC, 2014b). 

Landslide  Very Low The gradient of the Site is significantly flatter than the expected 
maximum safe gradient of the ground. 

Ground Dissolution  Very Low The ground conditions are not considered to be susceptible to the 
development of natural cavities as a result of dissolution 

Compressible Ground Very Low The ground conditions are such that layers of very soft compressible 
materials such as organic clay or peat are not expected to be present. 
Any Alluvium present in the valley of the Rag’s Brook may contain very 
soft compressible materials such as organic clay or peat.  However, as 
this area is to remain as undeveloped green open space, the presence 
of any compressible ground is of no particular concern to the proposed 
development. 
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Stability Hazard Hazard 
Potential 

Comment 

Collapsible Ground Very Low The ground conditions are such that a rapid reduction in volume is not 
expected to occur when they are loaded and saturated with water. 

Running Sand  Very Low The ground conditions are such that there is expected to be no 
significant potential for internal erosion associated with groundwater 
flows into excavations below the water table. 

 

4.4 Surface Working 

The historical OS maps indicate a number of pond features were present within the area of the Site.  It is 
expected that the ponds were excavated to provide a store of water for grazing animals.  Given the size 
and nature of the ponds they are not considered to represent a particular stability hazard to the Site and 
to the proposed development. 

4.5 Assessed Ground Stability Risk 

The review of potential geological hazards has identified a Moderate  potential risk associated with 
shrinking and swelling clays owing to the Head Deposits and London Clay present on the Site. 

To mitigate the potential risk associated with shrinking/swelling clays, due allowance will need to be 
made for the presence of the trees and shrubs in the design of foundations, floor slabs and infrastructure 
founded on the Clay-with-flints in accordance with the guidelines given in NHBC (2014b). 
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5.0 Tier 1 Geoenvironmental Risk Assessment 

5.1 Risk Assessment Strategy 

To assess the potential risk to the proposed residential development in relation to the quality of the 
ground and groundwaters, a qualitative risk assessment has been carried out utilising a Conceptual Site 
Model to identify 'source-pathway-receptor' linkages.  This assessment has been made from 
consideration of the information currently available. 

For the purposes of this study the potential for a significant source, pathway or receptor being present 
have been assessed in terms of their probability and magnitude as being very low, low, moderate, high or 
very high.  The geoenvironmental risk is determined by the interrelationship between the potential for a 
source of contamination to be present, the potential for migration along a given pathway, and the 
significance of potential receptors for any plausible source-pathway-receptor linkage.  This approach 
allows the probability and magnitude of the possible consequences that may arise as a result of a hazard 
to be assessed and possible unacceptable risks to be identified.  Details of the methodology used are 
given in a separate guidance note included after the text of this report. 

5.2 Potential Sources 

Historically the Site has been used for agricultural purposes and, in part, recreational purposes.  The 
current development of the Site is limited to the buildings of Garryross Farm present on the western part 
of the Site and the buildings of the former Grangebrook Nursery on the northwest part of the Site which 
are currently being used as a commercial vehicle business. 

Based on the known history of the Site the overall potential for significant contamination being present in 
the soils and groundwaters on the Site is, in general, assessed to be Very Low .  The exceptions relate to 
the areas of Garryross Farm and Grangebrook Nursery where the potential for significant contamination 
to be present is considered to be Low .  The presence of localised areas of contamination associated 
with, for example, the storage and use of fuel oils or fertilisers and the presence of “diffuse source” 
pollutants associated with, for example, spreading of sewage sludge on the Site cannot, at this time, be 
discounted. 

Based on the available information on ground conditions, the potential for any deleterious material 
producing hazardous ground gases to be present is, in general, assessed to be Very Low .  The 
exception relates the area of any Alluvium in the valley of the Rag's Brook where the potential for 
hazardous ground gases to be present is considered to be Low . 

The area surrounding the Site typically comprises areas of residential development and local commercial 
activity.  Overall the potential for significant contamination to be present in the area around the Site is 
assessed to be Low . 

5.3 Potential Exposure Pathways 

Potential pathways for the uptake of contaminants by potential receptors include skin contact, inhalation 
and ingestion of soils and dust by site workers and after users; absorption by crops and other vegetation; 
and indirectly associated with leaching of potential contaminants by infiltrating ground and surface 
waters. 

Contact, Uptake and Leaching  During the construction works, the clearance of the Site and the 
excavation of the near-surface soils associated with, for example, construction of foundations will result 
in a significant potential for skin contact, inhalation and ingestion of any potential contaminants in the 
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near-surface soils.  As such, the potential for the uptake of any contaminants by those workers involved 
in earthworks or ground works is assessed to be High . 

With regard to the proposed development, the presence of buildings and hard surfaces will limit the 
potential for skin contact, inhalation and ingestion of any potential contaminants in the near-surface soils.  
Similarly the buildings and hard surfaces will limit surface water infiltration and the potential for leaching 
of potential contaminants from the near-surface soils on the Site.  In the areas of the Site covered by 
buildings or hard surfacing, the potential for significant contact, uptake or leaching of any potential 
contaminants in the near-surface soils is assessed to be Very Low .  In the areas of proposed gardens, 
community open space and soft landscaping the potential is assessed to be Moderate . 

Site Drainage  It is expected that the existing drainage infrastructure on the Site is limited to a number of 
field drains and ditches.  Given the potential flow volumes, the potential for significant migration of 
contaminants between potential sources and receptors directly connected by the site drainage is 
considered to be Very High . 

Groundwater Flow  The London Clay Formation present on the Site represents a plausible pathway for 
potential contaminants to enter or leave the Site, however, owing to the expected low mass permeability 
of the London Clay the potential for significant migration of contaminants associated with groundwater 
flow through this stratum is considered to be Very Low .  On the eastern and southern parts of the Site 
the London Clay Formation is expected to be overlain, respectively, by River Terrace Deposits and 
Glacial Sands and Gravels, these deposits represent a minor aquifer of variable permeability.  Overall the 
potential for significant migration of contaminants associated with groundwater flow in the River Terrace 
Deposits and Glacial Sands and Gravels is considered to be Moderate . 

Surface Water Flow  Rag's Brook that flows through the northern part of the Site represents a pathway 
for potential contaminants to leave the Site.  Given the potential flow volumes, the potential for significant 
migration of contaminants between potential sources and receptors directly connected by the brook is 
considered to be Very High . 

5.4 Potential Receptors 

Potential receptors include site workers and future site users, ground and surface waters, and ecology 
and wildlife.  With regard to site workers and future site users, their potential significance is related 
directly to the cumulative length of time they will be on or in the immediate vicinity of the Site.  With 
regard to ground and surface waters, and ecology and wildlife, their potential significance is based on the 
value of the attributes of the receptor and will be influenced by a number of factors such as the relative 
quality, sensitivity, scale, rarity and substitutability. 

Site Workers  The construction of the proposed development will require an increase in the number and 
length of time that workers are present on the Site.  Considering the number and length of time they are 
likely to be on the Site, the potential significance of site workers involved in earthworks or ground works 
as a receptor is assessed to be High . 

With regard to future site works, this is expected to be limited to maintenance work with little if any 
additional earthworks or ground works.  Considering the length of time they are likely to be on the Site 
and the nature of the required work, the potential significance of future site workers as a receptor is 
assessed to be Very Low . 

Future Site Users  The proposed redevelopment of the Site for predominantly residential use will result 
in unrestricted access to the Site by future site users such that they may be exposed to any potential 
contaminants present on the Site.  The potential significance of future site users as a receptor is 
assessed to be High  given the cumulative length of time they are likely to be on the Site. 

Ground and Surface Water Resources  Although the groundwaters in the River Terrace Deposits and 
Glacial Sands and Gravels are not within any groundwater Source Protection Zone they are considered 
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to represent a sensitive receptor.  This is in line with the Environment Agency requirement to protect 
groundwater in those parts of aquifers that lie outside source protection zones as part of its policy of 
‘Groundwater Protection’ (EA, 2012).  Considering the number of and distance to the abstraction points 
from groundwater in these strata in the vicinity of the Site, the relative importance of the groundwater 
resource in the River Terrace Deposits and Glacial Sands and Gravels as a receptor is considered to be 
Low .  Given that the London Clay Formation is classified as Unproductive Strata, the relative importance 
of the groundwater resource in this stratum as a receptor is assessed to be Very Low . 

With regard to the surface water resources, given the absence of abstraction points from surface water in 
the vicinity of the Site, the relative importance of the surface water resources as a receptor is assessed 
to be Very Low . 

Ecology and Wildlife  Considering the nature of and distance to the areas of environmental sensitivity on 
and in the vicinity of the Site, the relative importance of the local ecology and wildlife is assessed to be 
Low . 

Built Environment  The proposed buildings on the Site are assessed to be of local importance and 
hence their potential significance with respect to land contamination is assessed to be Low . 

5.5 Assessed Pollution Linkages 

Based on the Conceptual Ground Model the assessed environmental risks, associated with the Site and 
proposed residential development, are discussed in this section with respect to the identified potential 
receptors. 

5.5.1 Site Workers 

The effect on site workers relates to the risk of ingestion, inhalation or prolonged skin contact of 
contaminated material on the Site and inhalation of any potentially hazardous ground gases. 

Considering the very low/low potential for sources of contamination to be present on Site, the potential 
risk to site workers is, in general, assessed to be Very  Low  both during construction and future 
maintenance works.  The exception relates to the risk to site workers in the areas of Garryross Farm and 
Grangebrook Nursery where the risk is assessed to be Low  during construction works.  With regard to 
potential sources of contamination in the areas surrounding the Site, given the distance to, the nature of 
and potential for migration from these sources, the associated potential risk to site workers is assessed 
to be Very Low  both during construction and future maintenance works. 

With regard to the risk associated with the inhalation of potentially hazardous ground gases, given the 
very low potential for such gases to be present on the Site and surrounding areas, the potential risk to 
site workers is assessed to be Very Low .  The possible exception relates to the area of any Alluvium in 
the valley of the Rag's Brook, however, no construction works are proposed in this area.   
Notwithstanding the assessed risk, in line with current regulations and best practice, appropriate 
ventilation should be provided to all confined spaces and appropriate procedures adopted to ensure they 
are checked for hazardous gases prior to man-entry to ensure any potential risk associated with ground 
gases does not occur. 

5.5.2 Future Site Users 

The effect on future site users relates to the risk of ingestion, inhalation or prolonged skin contact of 
contaminated material on the site and inhalation of any potentially hazardous ground gases. 

In the areas of the buildings and hard surfaces of the proposed development, the potential risk to future 
site users associated with contaminated material is assessed to be Very Low  owing to the very low 
potential for skin contact, inhalation and ingestion of any potential contaminants.  In areas of proposed 
gardens, community open space and soft landscaping, the potential risk to future site users associated 
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with contaminated material is, in general, assessed to be Very Low  owing to the very low potential for 
sources of contamination to be present on Site.  The potential exceptions relate to the areas of Garryross 
Farm and Grangebrook Nursery where the risk is assessed to be Low . 

With regard to potential sources of contamination in the areas surrounding the Site, given the distance to, 
the nature of and potential for migration from these sources, the associated potential risk to future site 
users is assessed to be Very Low . 

With regard to the risk associated with the inhalation of potentially hazardous ground gases, given the 
very low potential for such gases to be present within the proposed development areas, the potential risk 
to future site users associated with the build up of any such gases within confined spaces is expected to 
be Very Low . 

5.5.3 Ground and Surface Water Resources 

The effect on groundwater relates to the movement of potential contaminants by surface water infiltration 
and drainage and the leaching of any such contaminants from the near-surface soils on the Site.  The 
effect on surface waters relates to the risk of movement of potential contaminants by groundwater flows 
and surface water drainage into adjacent watercourses. 

Given the very low potential for contaminants to be present the potential risk of any mobile contaminants 
present within the ground below the Site adversely affecting the quality of ground and surface water is, in 
general, currently assessed to be Very Low  and is expected to remain at this level both during the 
construction works and on completion of the scheme.  Although there is a low potential for contaminants 
to be present in the areas of Garryross Farm and Grangebrook Nursery, these areas are underlain by the 
London Clay Formation, and consequently the potential risk in these areas is also assessed to be Very 
Low . 

5.5.4 Ecology and Wildlife 

The effect on ecology and wildlife relates, primarily, to the risk of potentially mobile contaminants being 
present within the ground and surface waters on and adjacent to the Site.  Considering the very low 
potential for mobile contaminants to be present and the distance to the identified sites of ecological and 
wildlife interest, the risk to the ecology and wildlife in the vicinity of the Site is considered to be Very Low . 

5.5.5 Built Environment 

The effect on the built environment relates, primarily, to the risk of chemical attack and decay of buried 
concrete structures, including pile foundations, and the permeation of water supply pipes by 
contaminants.  Considering the potential for sources of contamination to be present on Site at 
concentrations that would have a deleterious affect on building materials, the potential risk to the build 
environment is assessed to be Very Low .  Notwithstanding this assessment, in line with current 
regulations and best practice, appropriate concrete design and water supply pipes will be specified to 
mitigate the risks of chemical attack and permeation as required. 

5.6 Required Remediation/Mitigation Measures 

The geoenvironmental risk assessment presented in Section 5.5  indicates that any potential 
contaminants in the ground or groundwater are unlikely in by themselves to represent an unacceptable 
risk to human health, controlled waters or ecology and wildlife, associated with the development of the 
Site as currently proposed provided remediation and/or mitigation measures are taken to ensure that the 
risks associated with potential contaminants are not realised; the specific measures required will need to 
be informed by an intrusive geoenvironmental investigation and agreed with the Local Authority. 
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The remediation measures required relate to: 

i) The risks to site workers associated with ingestion, inhalation or prolonged skin contact of 
contaminated material during the construction works. 

ii) The risks to future site users associated with ingestion, inhalation or prolonged skin contact of 
contaminated material present in areas of gardens and soft landscaping in the areas of 
Garryross Farm and Grangebrook Nursery following completion of the proposed development. 

5.6.1 Ingestion, Inhalation or Contact of Contamina ted Material by Site Workers 

Measures to be adopted to mitigate the risk to site workers will include (i) informing the site workers of 
any potential contamination on the site and the potential health effects from exposure through site 
induction and ‘tool box talks’; (ii) the provision of appropriate protective clothing and equipment to be 
worn by site workers; (iii) the adoption of good standards of hygiene to prevent prolonged skin contact, 
inhalation and ingestion of soils during construction.  In addition, in line with current regulations and best 
practice, appropriate methods of working will be selected to limit disturbance to any potentially 
contaminated materials and the potential for air-borne dust to arise associated with the excavation and 
disturbance of the soils present on the site. 

Although the provision of appropriate protective clothing and adoption of good standards of hygiene and 
appropriate methods of working will mitigate many of the significant effects, the potential risk to site 
workers during the construction works will, at worst, remain as Low . 

5.6.2 Ingestion, Inhalation or Contact of Contamina ted Material by Future Site Users 

To limit the potential risk of ingestion, inhalation or prolonged skin contact of contaminated material by 
future site users, a layer of clean soil cover is to be provided in areas of gardens, community open space 
and soft landscaping in the areas of Garryross Farm and Grangebrook Nursery. 

The depth and form of the required soil cover depends on the risk associated with any potential 
contaminants and requirements for planting.  Based on the available information the overall potential for 
significant contamination to be present in the areas of Garryross Farm and Grangebrook Nursery is 
assessed to be, in general, low.  On this basis it is expected that 300 mm of clean soil cover to gardens 
and soft landscaped areas in the areas of Garryross Farm and Grangebrook Nursery will be required to 
limit any risk of bulk movement of contaminated material to the surface by gardening, burrowing animals 
or other similar activities (BRE, 2004).  A greater depth of soil cover may be required in landscaped 
areas where trees or deep rooting shrubs are to be planted.   

The actual depth of clean soil cover to be provided will be informed by an intrusive geoenvironmental 
investigation and agreed with the Local Authority.  The provision of a layer of clean soil cover will 
effectively limit the exposure of future site users to any potential contaminants such that the potential risk 
will be Very Low . 

5.7 Assessed Geoenvironmental Risk 

The results of this Geoenvironmental Risk Assessment indicate that the potential risk to sensitive 
receptors is, in general, Very Low .  The exceptions relate to the risk to site workers during the proposed 
construction works in the areas of Garryross Farm and Grangebrook Nursery for which the potential risk 
is assessed to be Low .  On this basis, any potential contaminants and hazardous ground gases do not 
by themselves represent an unacceptable risk to the human health, controlled waters or ecology and 
wildlife associated with the development of the Site as currently proposed. 

Given the information currently available and the assessed geoenvironmental risks, it is anticipated that a 
ground investigation is not required to verify the assessed geoenvironmental risks and support the 
planning application for proposed redevelopment of the Site.  Any requirement to carry out an intrusive 
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geoenvironmental investigation can be satisfactorily dealt with by incorporation of a suitable condition in 
any planning consent. 

From consideration of the assessed geoenvironmental risks there is no reason that the Site would be 
designated as Contaminated Land under Part IIa of the Environmental Protection Act 1990. 

5.8 Management of Unexpected Sources of Contaminati on 

There is a possibility that unexpected sources of contamination may be encountered during the site 
clearance or ground works.  Should visual and olfactory examination of any unusual solid materials or 
liquids encountered during the construction works identify areas of contamination specific management 
procedures will be adopted.  These procedures will allow for the short-term storage of the suspected 
material in stockpiles and/or storage tanks while verification testing for potential contamination is carried 
out.  The storage area will be contained to ensure that contamination does not migrate and affect other 
areas of the site. 

Once the nature, location and extent of the unexpected contamination have been identified appropriate 
remediation or mitigation measures will be adopted.  Although these cannot be identified at this time the 
main emphasis will be on methods of isolating or treating the affected materials.  If such measures are 
unlikely to be practical or effective in mitigating the risk from the identified contamination, consideration 
will be given to excavating and removing the contaminated material from site for disposal or treatment at 
a suitably licensed facility. 

Where remediation or mitigation of unexpected contaminants is required, an implementation and 
verification process will be established to identify the remediation activities required and to confirm that 
the remediation has been undertaken correctly.  As part of this process, remediation objectives will be 
identified and remediation criteria selected for measuring compliance against these objectives in 
consultation with the Local Authority and other statutory consultees. 
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Subject Assessment of Mineral Resources 

Prepared By: Martyn Higham 

 

 
1.0 Introduction 
 
This technical note presents an assessment of the mineral resources on the Site of the proposed 
development at Rosedale Park, Cheshunt. 
 
This assessment is based on a review of readily available geological, hydrogeological and aquifer 
vulnerability maps; available historical maps; and available records held in the BGS archives together 
with information contained in the following report: 
 

i) The sand and gravel resources of the country around Hatfield and Cheshunt, Hertfordshire.  
Mineral Assessment Report 67, British Geological Survey, Keyworth, Notts, dated 
January 1981. 

 
2.0 Site Location 
 
The Site is situated on the undulating land to the west of the valley of the River Lee, in the valley of 
the Rag’s Brook and a low ridge between the valleys of the Rag’s Brook and Theobald's Brook to the 
south.  Rag’s Brook and Theobald’s Brook are tributaries of the River Lee that flow east, respectively, 
through the northern part of the Site and approximately 0.8 km to the south of the Site.  The layout of 
the Site is shown on a Site Layout Plan attached as Figure 1 . 
 
The Site is primarily used for agriculture comprising open arable fields and pasture with hedgerows 
along field boundaries.  Rag’s Brook bisects the Site whilst the built development on the Site is limited 
to the buildings of Garrymore Farm on the western part of the Site and the former Grangebrook 
Nursery on the northwest part of the Site.  The sports pitches and associated pavilion and car parking 
of the Rosedale Sports Ground are present to the south of Andrews Lane on the southern part of the 
Site. 
 
3.0 Geology 
 
The 1:50 000 scale geological sheet of the area indicates that the solid geology underlying the Site 
comprises the London Clay Formation.  Superficial deposits comprising River Terrace Deposits 
(Taplow Gravel) and Glacial Sands and Gravels (Pebble Gravel) are shown to be present overlying 
the solid geology, respectively, in the lower part of the valley of the Rag's Brook extending onto a 
small area on the eastern part of the Site, and on the low ridge on the southern part of the Site south 
of Andrews Lane.  Glacial Till (Boulder Clay) is shown overlying the Glacial Sand and Gravels about 
100 m beyond the southwest boundary of the Site. 
 
In addition, it is expected that the mapped strata are overlain by Head Deposits formed by natural 
geomorphological processes with limited deposits of Alluvium present in the valley of the Rag’s Brook.  
It is expected that the natural strata are locally overlain by Made Ground in the limited areas of build 
development on the Site associated with the previous and current use and local regrading of the Site. 
 
An extract of the geological sheet for the area of the Site showing the extent of the mapped sand and 
gravel deposits is attached as Figure 2 . 
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4.0 Potential Mineral Resources 
 
In accordance with the Mineral Consultation Areas in Hertfordshire Supplementary Planning 
Document the area of the Site is located within the Sand and Gravel Belt Mineral Consultation Area. 
 
The Minerals Resource Information report for Hertfordshire (BGS, 2003)1, indicates the potential sand 
and gravel resources on the Site relate to the River Terrace Deposits in the lower part of the valley of 
the Rag's Brook on the eastern part of the Site and the Glacial Sands and Gravels on the low ridge on 
the southern part of the Site. 
 
An extract of the BGS Mineral Resources Map for the area of the Site, attached as Figure 3 , shows 
the extent of the ‘potentially workable’ sand and gravel deposits as determined using the following 
criteria: 
 

a) The deposit average is at least 1 m in thickness 
b) The ratio of overburden to sand and gravel is no more than 3:1. 
c) The proportion of fines (particles less than 1/16 mm) is less than 40% 
d) The deposit lies within 25 m of the surface 

 
5.0 Assessment of Mineral Resources 
 
The Hertfordshire Minerals Local Plan Initial Consultation Document August 2015 gives the following 
criteria for the first stage, Sieve 1 – Resource Assessment, of the proposed methodology to identify 
appropriate sand and gravel sites for future minerals extraction: 
 

a) There should be an estimated minimum resource of approximately 1 million tonnes available 
(but smaller quantities - anything more than 500,000 tonnes - should be allowed for 
extensions to existing sites). 

b) There should be a minimum mean thickness of sand and gravel of 5 metres gross (i.e. 
including any material near the top or bottom of the deposit which may not be capable of full 
extraction). 

c) The maximum ratio between overburden/interburden (i.e. the layers of materials other than 
sand and gravel that lie above or within the sand and gravel deposits) and the deposit itself 
should be 1:1. 

d) There should be a maximum fines content (i.e. the proportion of silt and clay within the 
deposit) of 15%. 

 
It is noted that these criteria are more stringent that the criteria adopted by the BGS for determining 
‘potentially workable’ deposits.  On this basis, the ‘potentially workable’ sand and gravel deposits 
shown on the BGS Mineral Resources Map for the area of the Site do not, necessarily, represent 
appropriate sand and gravel sites for future minerals extraction. 
 
Information on the nature, extent and thickness of the potential sand and gravel resources in the 
vicinity of the Site is given in the BGS Mineral Assessment Report for the area.  The report indicates 
that the potential sand and gravel resources in the vicinity of the Site have a mean thickness of 1.6 m, 
a silt and clay content up to about 15 per cent and a mean overburden to mineral ratio of about 2.0.  
Given that the sand and gravel present on the Site is located at the feather edge of the potential 
resource areas, it is expected that the material on the Site will be thinner, have a greater silt and clay 
content and greater overburden to mineral ratio. 
 
From consideration of the information presented in the BGS Mineral Assessment Report and the 
Sieve 1 – Resource Assessment given above, the limited volume of potential resources available on 
the Site are considered insufficient to justify extraction owing to the significant silt and clay content; 
the poor quality of the deposits and the high overburden to mineral ratio. 
 

                                                      
1 BGS (2003) Mineral Resource Information in Support of National, Regional and Local Planning, Hertfordshire and Northwest 
London Boroughs.  Report CR/03/075/N, British Geological Survey, Keyworth, Notts. 
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It is therefore concluded that the potential sand and gravel resources on the Site do not represent 
commercially viable mineral resources.  Consequently, the proposed development of the Site will not 
adversely affect the availability of commercially viable sand and gravel reserves in the area. 
 
6.0 Mineral Safeguarding Area 
 
As part of the ongoing review the county’s existing Minerals Local Plan, Hertfordshire County Council 
will be reviewing the existing Minerals Consultation Areas and additionally defining Mineral 
Safeguarding Areas.  Mineral Safeguarding Areas are defined as areas which cover known deposits 
of minerals which are desired to be kept safeguarded from unnecessary sterilisation by non-mineral 
development. 
 
In accordance with the Hertfordshire Minerals Local Plan Site Selection Methodology Report May 
2015, initial resource identification will be based on the first stage, Sieve 1 – Resource Assessment, 
criteria of the proposed methodology to identify appropriate sand and gravel sites for future minerals 
extraction as given above.  On this basis the areas of potential resources on the Site are considered 
unsuitable for designation as Mineral Safeguarding Areas. 
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 EXECUTIVE SUMMARY 

 

 The Rags Brook Par site, on land west of Cheshunt, Hertfordshire  EN7 6EY has been 

assessed to consider the impact of a proposed residential development on 

archaeological assets. 

 

 The study site remained within undeveloped agricultural and horticultural land until the 

twentieth century. The creation of the former Everest Sports Ground and Rosedale 

Sports Ground to the south of the site would have had a significant and widespread 

archaeological impact. 

 

 The archaeological potential of the study site for all past periods of human activity is 

considered to be low.  

 
 The proposed development is thought unlikely to impact on archaeological remains of 

more than local importance. 

 

 On the basis of the available evidence, we would suggest that all further archaeological 

mitigation measures could follow planning consent secured by an appropriately worded 

archaeological planning condition. 
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1.0 INTRODUCTION AND SCOPE OF STUDY  

 

1.1 This archaeological desk-based assessment has been prepared by Duncan Hawkins 

of CgMs Consulting, on behalf of Crest Strategic Projects.  

 

1.2 The subject of this assessment is land at the Rags Brook Park, land to the west of 

Cheshunt, Hertfordshire  EN7 6EY centred at TL 338 031 (Fig. 1).   

 

1.3 In accordance with government guidance as set out in the NPPF, and the East of 

England Plan, this desk-based assessment has been commissioned to establish the 

archaeological potential of the site and assess any potential impacts from the 

proposed development.  

 

1.4 This desk-based assessment comprises an examination of evidence in the 

Hertfordshire Historic Environment Record, the Hertfordshire Record Office and 

Local Studies Library, and published and unpublished sources. A site walkover was 

carried out during September 2013.  

 

1.5 Data gathering to inform this desk-based assessment established that no 

Registered Parks & Gardens or Registered Battlefields lie on or in close proximity to 

the study site. However the remains of Half Mote house, a medieval moated manor 

house, lie south-east of the study site, the surviving moat is designated a 

Scheduled Ancient Monument (SAM No 11521).  

 

1.6 The study therefore provides an assessment of the archaeological potential of the 

site and enables relevant parties to consider the need for design, engineering or 

other archaeological mitigation measures.  
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2.0 PLANNING BACKGROUND AND DEVELOPMENT PLAN FRAMEWORK 

 

2.1 In March 2012, the government published the National Planning Policy Framework 

(NPPF), which replaces national policy relating to heritage and archaeology (Planning 

Policy Statement 5: Planning for the Historic Environment).  

 

2.2 Section 12 of the NPPF, entitled Conserving and enhancing the historic environment 

provides guidance for planning authorities, property owners, developers and others 

on the conservation and investigation of heritage assets. Overall, the objectives of 

Section 12 of the NPPF can be summarised as seeking the: 

 
 Delivery of sustainable development 

 Understanding the wider social, cultural, economic and environmental benefits 

brought by the conservation of the historic environment  

 Conservation of England's heritage assets in a manner appropriate to their 

significance, and 

 Recognition of the contribution that heritage assets make to our understanding of 

the past.  

 

2.3 Section 12 of the NPPF recognises that intelligently managed change may sometimes 

be necessary if heritage assets are to be maintained for the long term.  Paragraph 

128 states that planning decisions should be based on the significance of the 

heritage asset, and that level of detail supplied by an applicant should be 

proportionate to the importance of the asset and should be no more than sufficient 

to review the potential impact of the proposal upon the significance of that asset. 

 

2.4 Heritage Assets are defined in Annex 2 of the NPPF as: a building, monument, site, 

place, area or landscape positively identified as having a degree of significance 

meriting consideration in planning decisions. They include designated heritage assets 

(as defined in the NPPF) and assets identified by the local planning authority during 

the process of decision-making or through the plan-making process.  

 
2.5 Annex 2 also defines Archaeological Interest as a heritage asset which holds or 

potentially could hold evidence of past human activity worthy of expert investigation 

at some point. Heritage assets with archaeological interest are the primary source of 

evidence about the substance and evolution of places, and of the people and cultures 

that made them. 
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2.6 A Designated Heritage Asset comprises a: World Heritage Site, Scheduled 

Monument, Listed Building, Protected Wreck Site, Registered Park and Garden, 

Registered Battlefield or Conservation Area.  

 
2.7 Significance is defined as: The value of a heritage asset to this and future 

generations because of its heritage interest. This interest may be archaeological, 

architectural, artistic or historic. Significance derives not only from a heritage asset’s 

physical presence, but also from its setting. 

 
2.8 Setting is defined as: The surroundings in which a heritage asset is experienced. Its 

extent is not fixed and may change as the asset and its surroundings evolve. 

Elements of a setting may make a positive or negative contribution to the 

significance of an asset, may affect the ability to appreciate that significance or may 

be neutral. 

 

2.9 In short, government policy provides a framework which: 

 
 Protects nationally important designated Heritage Assets (which include World 

Heritage Sites, Scheduled Ancient Monuments, Listed Buildings, Protected Wreck 

Sites, Registered Parks and Gardens, Registered Battlefields or Conservation Areas) 

 Protects the settings of such designations 

 In appropriate circumstances seeks adequate information (from desk based 

assessment and field evaluation where necessary) to enable informed decisions 

 Provides for the excavation and investigation of sites not significant enough to merit 

in-situ preservation.  

 
2.10 In considering any planning application for development, the planning authority will 

be mindful of the framework set by government policy, in this instance the NPPF, by 

current Development Plan Policy and by other material considerations. 

 

2.11 With the LDF New Local Plan yet to be adopted the relevant Local Plan framework is 

provided by the Borough of Broxbourne Local Plan Second Review 2001-2011 

adopted on 8 December 2005. Policies relevant to archaeology state: 

 
HD1 EFFECT OF DEVELOPMENT ON NATIONALLY IMPORTANT SITES AND MONUMENTS 

 
PLANNING PERMISSION WILL NOT BE GRANTED FOR DEVELOPMENT WHICH WOULD 
ADVERSELY EFFECT THE SITE OR SETTING OF NATIONALLY IMPORTANT 
ARCHAEOLOGICAL REMAINS, WHETHER SCHEDULED OR UNSCHEDULED 
 

HD2 REQUIREMENTS FOR EVALUATION OF HERITAGE ASSET 
 

APPLICANTS FOR DEVELOPMENT ON, OR ADJACENT TO, SITES OF KNOWN 
ARCHAEOLOGICAL INTEREST OR SITES BELIEVED TO POSSESS POTENTIAL 
ARCHAEOLOGICAL SIGNIFICANCE, WILL BE REQUIRED TO SUBMIT THE RESULTS OF 
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AN ARCHAEOLOGICAL FIELD EVALUATION PRIOR TO DETERMINATION OF ANY 
APPLICATION FOR DEVELOPMENT. 
 
HD3 PRESERVATION OF HERITAGE ASSET 
 

(I) WHERE THE COUNCIL CONSIDERS THAT ARCHAEOLOGICAL SITES OR 
MONUMENTS OF LOCAL IMPORTANCE AND THEIR SETTINGS ARE LIKELY TO BE 
AFFECTED BY DEVELOPMENT, PHYSICAL PRESERVATION IN SITU WILL BE THE 
PREFERRED OPTION. THE DECISION WHETHER TO PRESERVE IN SITU WILL BE 
MADE ON THE BASIS OF THE INTRINSIC IMPORTANCE OF THE REMAINS AND. 
THE POSSIBILITY OF PRESERVATION IN SITU THROUGH THE CAREFUL 

DESIGN, LAYOUT AND SITING OF NEW DEVELOPMENT. WHERE PRESERVATION 
IN SITU IS NOT MERITED, PLANNING PERMISSION MAY BE SUBJECT TO 
CONDITIONS AND/OR A LEGAL AGREEMENT REQUIRING THAT PROVISION BE 
MADE FOR THE INVESTIGATION AND RECORDING OF THE REMAINS AND 

PUBLICATION OF A REPORT OF FINDINGS PRIOR TO COMMENCEMENT OF THE 
DEVELOPMENT 

 

(II) THE COUNCIL WILL: 
 

a. SEEK TO SECURE THE APPROPRIATE MANAGEMENT AND PRESENTATION OF 
ARCHAEOLOGICAL SITES AND THEIR SETTINGS AS PART OF THE GRANT OF 
PLANNING PERMISSION FOR DEVELOPMENT; 

 
b. ENSURE DESIGNS FOR DEVELOPMENT IN THE VICINITY OF 

ARCHAEOLOGICAL REMAINS ARE SYMPATHETIC TO THE SETTING OF THE 
REMAINS; AND REQUIRE THE DEVELOPER TO ALLOW OBSERVATION OF 
GROUNDWORKS 

 
(WHERE THE COUNCIL CONSIDERS THAT PHYSICAL PRESERVATION OF 

ARCHAEOLOGICAL REMAINS IN SITU IS NOT MERITED, TAKING INTO ACCOUNT THE 

IMPORTANCE OF THE REMAINS AND OTHER MATERIAL CONSIDERATIONS, PLANNING 
PERMISSION MAY BE SUBJECT TO CONDITIONS AND/OR AGREEMENTS REQUIRING 
THE DEVELOPER TO SECURE APPROPRIATE PROVISIONS FOR THE INVESTIGATION 
AND RECORDING OF THE ARCHAEOLOGICAL REMAINS AND THE PUBLICATION OF THE 
RESULTS. WHERE APPROPRIATE, THE COUNCIL WILL SEEK TO SECURE THE 
ENHANCED MANAGEMENT AND PRESENTATION OF ARCHAEOLOGICAL SITES AND 
THEIR SETTINGS). 

 
(III) ADDITIONALLY THE COUNCIL WILL: 
 

a. SEEK TO SECURE THE ENHANCEMENT, MANAGEMENT AND 
PRESENTATION OF ARCHAEOLOGICAL SITES AND THEIR SETTINGS AS 
PART OF THE GRANT OF A PLANNING PERMISSION FOR DEVELOPMENT;  

 

b. ENSURE DESIGNS FOR DEVELOPMENT IN THE VICINITY OF 
ARCHAEOLOGICAL REMAINS ARE SYMPATHETIC TO THE SETTING OF 
REMAINS; AND  

 
c. REQUIRE THE DEVELOPER TO ALLOW OBSERVATION OF GROUND WORKS 

 

2.11 In accordance with Policies HD1-3 this desk study seeks to establish whether potentially 

important archaeological remains occur on the site.  
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3.0 GEOLOGY AND TOPOGRAPHY 

 

3.1 Geology 

 

3.1.1 The solid geology of the study site is London Clay (British Geological Survey Sheet 239 

– Hertford, 1978).  

 

3.1.2 There are no drift deposits shown on the study site according to the BGS Survey sheet.  

 

3.1.3 No geotechnical information is currently available for the study site.  

 

3.2 Topography 

 

3.2.1 The study site lies within the valley of the Rags Brook, a tributary of the River Lea 

which flows from west to east through the study site.  

 

3.2.2 The study site lies on a gradual slope from c. 55m AOD (above ordnance datum) in the 

west down to c. 46m AOD in the east.   

 

3.2.3 The River Lea lies c. 3.5km east of the study site.  
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4.0 ARCHAEOLOGICAL AND HISTORICAL BACKGROUND, 

including map regression exercise 

 

Timescales used in this report. 

 

      Prehistoric 

Palaeolithic 450,000   - 12,000   BC                    

Mesolithic 12,000   - 4,000   BC 

Neolithic 4,000   - 1,800   BC 

Bronze Age 1,800   - 600   BC 

Iron Age 600   - AD  43 

 

      Historic 

 
Roman AD       43  - 410 

Saxon/Early Medieval AD     410  - 1066 

Medieval AD   1066  - 1485 

Post Medieval AD    1486  - 1799 

Modern AD    1800  - Present 

 

4.1 What follows is a consideration of archaeological finds and features from within a 

1km radius of the study site, held on the Hertfordshire Historic Environment Record 

(HER) (Appendix 1). In addition, a comprehensive archaeological review of the area 

has been undertaken in the Extensive Urban Survey (EUS) for Cheshunt, and this 

has also been considered.  

 

4.2 Palaeolithic and Mesolithic 

 

4.2.1 The Cheshunt EUS identifies the area around Cheshunt as having been a favoured 

area of exploitation in the Palaeolithic period. A high number of stone tools of the 

period have been found mainly during gravel extraction in the surrounding area. Early 

prehistoric activity in the area appears to have occurred along the line of the earliest 

gravel terraces (Edwards 1974).  

 

4.2.2 Three flint handaxes, 5 retouched flakes, 58 unretouched flakes, a Levallois core and 2 

miscellaneous flints were found in a gravel pit to the rear of the White Horse Inn, 

overlying a Taplow gravel terrace, east of the study site. Also, when gravel was being 

excavated at Flamstead End in 1890, on a site now occupied by playing fields, 
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abundant Palaeolithic flint flakes and occasional hand axes were found (HER 1856,TL 

3488 0334). 

 

4.2.3 There is no evidence of Mesolithic activity within a 1km radius of the study site. Within 

the wider area, Mesolithic assemblages have been found on the terraces to the west of 

the Lea Valley. 

 

4.2.4 Overall the archaeological potential of the study site for the Palaeolithic and Mesolithic 

periods can be defined as low due to the sites geological and topographical location.  

 

4.3 Neolithic, Bronze Age and Iron Age 

 

4.3.1 From around 4000 BC the mobile hunter gatherer economy of the Mesolithic gradually 

gave way to a more settled agriculture-based subsistence. The period saw episodes of 

forest clearance, initially probably ‘slash and burn’ to create rapid clearance (which 

resulted in erosion and a greater volume of silt load within rivers), succeeded by a 

phase of more gradual seasonal expansion of existing clearings.  

 

4.3.2 Two Neolithic flint flakes were recovered from Flamstead End, c. 850m east of the 

study site (HER 2080, TL 3490 0330).   

 

4.3.3 There are no remains within the study area attributed to the Bronze Age or the Iron 

Age periods. The Cheshunt EUS speculates that the lack of Late Iron Age finds within 

the wider Cheshunt area is misleading and that much Iron Age and Roman activity has 

been concealed by alluvium and marsh and destroyed by erosion and gravel extraction 

(Hunns 2000). 

 

4.3.4 Overall the archaeological potential of the study site for the Neolithic, Bronze Age and 

Iron Age periods can be defined as low.  

 

4.4 Roman  

 

4.4.1 The study site lies to the west of the principal Roman road from London to York, 

known as Ermine Street (Margary 1967). It was one of the main routes of Roman 

Britain and was a major piece of engineering, constructed in the mid 1st century 

heading directly towards the crossing of the Lea at Ware. As it crosses the undulating 

terrain to the west of the Lea Valley in the vicinity of Cheshunt, the route of this road 

is largely conjectural, based on fixed points on alignments to the south (near 

Theobald’s Park) and to the north (at Cheshunt Park), (HER 4647, TL 337 041) 
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4.4.2 Small Roman settlements are known at Enfield and there is evidence for Roman 

roadside occupation in Cheshunt Park, c. 1km north-east of the study site (HER 2038, 

TL 3449 0425). Roman building foundations, an oven-like structure, roofing tiles, 

pottery and coins dating from 1st to the 4th centuries were recorded. The occupation 

was thought to have been the site of a posting station (a 'mansio'). A small excavation 

in 2001 showed that it is probably a small, roadside urban settlement approximately 

20ha in area. 

 

4.4.3 The place name Cestrehunt combines two Latin loan-words caster, and funta; the 

second is a rare element meaning spring or fountain, so that 'Cheshunt' means 

'Roman settlement at a fountain'. Pump Meadow (TL 3444 0427), in Cheshunt Park, 

lies within the Roman settlement, it slopes up to the highest ground and is full of 

springs. 

 

4.4.4 Amphorae and road materials were excavated in an orchard in Cheshunt Park, in 

1954, c. 1km north-east of the study site (HER 2759, TL 3449 0425).  

 

4.4.5 In view of the location of the study site at least 350m from the projected route of 

Ermine Street, a low potential for roadside activity is considered within the study site 

itself.  

 

4.5 Anglo-Saxon and Medieval 

 

4.5.1 A possible Saxon boundary forming a 'Bank Line' consists of a series of old single 

hedgerows, except north of Appleby Street where two parallel courses are shown (HER 

2958, TL 3304 0320). The bank is said to have formed the boundary between Mercia 

and Essex and is recorded on the HER as running along Rags Lane c. 750m west of the 

study site and 'is now hardly distinguishable from the field banks'. 

 

4.5.2 Little information from the 5th to 10th centuries is available from the area around 

Cheshunt and a single piece of evidence is located within a 1km radius of the site.  An 

iron spearhead was dated as Anglo-Saxon and found to the west of Ermine Street, c. 

750m south-east of the study site (HER 304, TL 3413 0210). 

 

4.5.3 Land use evidence from the medieval period suggests that in the Saxon period the 

area of London Clay to the west of the Lea Valley was largely woodland and heath.  
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4.5.4 Cheshunt is recorded in the Domesday Survey of 1086 as Cestrehunt when it was 

assessed for 20 hides and had land for thirty-three ploughs. The land on this west 

bank of the River Lea was by this date divided into landholdings of differing sizes, each 

of which had woodland on the high ground, arable, meadow and pasture near the 

river, and fisheries on the river itself. Cheshunt had much woodland, enough for 1200 

pigs, and also a good deal of meadow land. 

 

4.5.5 An area of ridge and furrow is recorded on the HER, roughly triangular and running for 

approx. 200m along the northern boundary of the field south of the Rosedale Sports 

Ground within the southern part of the study site. The ridge and furrow are visible on 

the HCC digital aerial coverage; approximately 20-25m wide at its west end, 

narrowing and becoming increasingly indistinct in the eastern half of the field (HER 

11913, TL 3358 0299). However, a walkover of this area in September 2013 indicated 

that there is little evidence of ridge and furrow above ground. 

 

4.5.6 In addition the cropmark of a linear ditch was observed on aerial photographs within 

the field west of the Rosedale Sports ground to the south-west of the site (HER 7990, 

TL 33535 03128). 

 

4.5.7 Three high status medieval moated manor sites lay within the current area of St 

Mary's High School, south of Goffs Lane to the south-east of the study site.  

 

4.5.8 The oldest site was the Head Manor of Cheshunt, a large and wealthy estate in 1086 

that comprised facilities such as a church (St Marys Churchgate - HER 315), manorial 

watermill and a fish weir, which lay c. 800m south-east of the study site (HER 6049, 

TL 3413 0210). By the end of the 16th century the house was disused and subsequent 

development occurred at the site. The moat that surrounded the site is still complete 

(HER 11842, TL 3471 0239) and the west and south arms survive as a part of College 

Brook. 

 

4.5.9 Half Mote house belonged to the manor of La Mote and was first recorded in the early 

14th century, the homestead within the moat had become redundant by the mid 15th 

century (HER 80, TL 3455 0250). The moat has survived in good condition and the 

site is designated as a Scheduled Ancient Monument, c. 750m south-east of the study 

site (SAM No 11521). A silver mounted iron dagger was found during explorations in 

2001 (HER 1124). An evaluation between Ermine Street and the Half Mote revealed 

medieval features including a ditch and a large feature thought to be associated with 

the moat (HER 12618). 
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4.5.10 North of Goffs Lane, c. 600m south-east of the study site, lies the remains of the 

moated site of Cheshunt Great House, a 15th century manor house (HER 2039, TL 

3460 0273). Excavations after a fire in 1965 revealed an earlier moat within the 

present enclosure. The moat was subsequently recut approximately along the original 

lines, revetted, filled with water and is now part of a public garden. 

 

4.5.11 A small moated site is recorded at ‘Darks’, Goffs Oak probably enclosing a Medieval 

homestead (HER Ref: 2040; TL 3260 0298). 

 

4.5.12 The potential for Saxon activity on the study site is considered to be low as the site 

probably remained woodland. In the medieval period the study site lay in the 

hinterland of the moated houses comprising woodland and open fields used for 

hunting and farming.  

 

4.6 Post-Medieval and Modern 

 

4.6.1 A Tudor resurfacing of Ermine Street assumed to relate to Cheshunt Great House, was 

recorded during an excavation in 1967 on both sides of the hedge along the line of 

Ermine Street c. 500m south-east of the study site. The Roman road was sealed with 

compressed soil, above which, on the east side of the hedge, was another gravel road. 

Below this and extending beyond it to the west was a scatter of Tudor brick and tile, 

associated by the excavators with Cheshunt Great House (HER 15389, TL 34470 

02830). 

 

4.6.2 The site of Caldecot House, formerly named Claramont, a late 18th century mansion 

house set in its own grounds, c. 250m south-west of the study site, was de-listed and 

demolished in the 1980’s (HER 16133, TL 33672 02693). The icehouse for Claramont 

survives beneath an earth mound, c. 50m south of the study site, most of the brick-

built pit is still surviving, and part of the entrance passage (HER 6066, TL 3373 0285). 

The lake which was formerly in the grounds of the house lies immediately south-west 

of the study site.  

 

4.6.3 The Cheshunt enclosure Map and Award of 1799 shows the enclosure of common land 

north of the study site to the north and south of Rags Brook.  

 

4.6.4 Following the re-arrangement of boundaries at enclosure of the common fields in 

1804, new country estates were formed west of the town. Enclosure also made 

possible the start of the nursery gardening business.  
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4.6.5 The Ordnance Survey map of 1868-82 shows the study site lying within an 

agricultural or horticultural land (Fig. 2).  

 

4.6.6 Profound changes came from 1880, when the nursery industry began to move out 

of north London into the Cheshunt area to escape the new housing. Country 

landowners around Cheshunt sold huge areas of land, and glasshouses for the 

growing of tomatoes, cucumbers, flowers, grapes and other items came to 

characterise the area (Archer 1923-4, 194; Edwards 1974, 32).  The start of these 

changes can be seen in the Ordnance Survey map of 1899 (Fig. 3) with further 

expansion of the nursery industry by 1921 (Fig. 4) and 1960 (Fig. 5). 

 

4.6.7 The Rosedale Sports field was created before 1960 by terracing this part of the site. 

Pavilions, hard standing and tennis courts were created.  Between 1988 and 2011 

the Everest Sports Ground was created by terracing part of the site to create a 

levelled playing field. A pavilion was constructed in the north-west of the sports 

field.  

 

4.6.8 Overall the archaeological potential of the study site for the Post-Medieval and 

Modern periods can be defined as low.  
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5.0 SITE CONDITIONS AND THE PROPOSED DEVELOPMENT  

 

5.1 Site Conditions 

 

5.1.1 The study site comprises land to the west of Cheshunt, Hertfordshire (Plate 1).  

 

5.1.2 The site has generally remained undeveloped agricultural land throughout the historic 

periods until it was partly redeveloped for two sports grounds in the latter half of the 

20th century (Plate 1).  

 

5.1.3 The creation of the Rosedale Sports Ground and Everest Sports Ground within part of 

the site in the latter half of the 20th century would have had a significant and 

widespread archaeological impact as a result of terracing for the creation of a levelled 

playing fields. The western half of the two sports fields were cut into the naturally 

sloping topography and the eastern halves were filled to make up site levels.  

 

5.1.4 The construction of the pavilion buildings would have a further negative archaeological 

impact.  

 

5.1.5 Post-Medieval and Medieval agricultural activity is unlikely to have had an 

archaeological impact, although any modern ploughing on the site may have had a 

widespread but moderate impact upon any archaeological deposits. 

 

5.2 The Proposed Development 

 

5.2.1 The proposed development would comprise the construction of a mixed use, primarily 

residential-led scheme. 

 

5.2.2 Currently, details of the precise construction methodology of the proposed 

development are not available. However, it can be anticipated that soil stripping for 

house foundations, infrastructure and landscaping could have an impact on sub-

surface archaeological deposits where they occur. 

 

5.3 Impacts on the significance of heritage assets 

 
5.3.1 There are no designated heritage assets on or in close proximity to the study site. 

There are several undesignated heritage assets in the area surrounding the site and 

on the site itself in the form of medieval ridge and furrow fields on the south of the 

site.  
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5.3.2 These archaeological remains are thought to be of purely local importance. 
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6.0 SUMMARY AND CONCLUSIONS  

 

6.1 Land at Rags Brook Park, land west of  Cheshunt, Hertfordshire EN7 6EY is 

proposed for redevelopment.  

 

6.2 In accordance with central and local government policy, as set out in the NPPF, an 

assessment has been undertaken to clarify the potential impact of development on 

archaeological assets. 

 

6.3 This desk-based assessment has examined and reviewed the available 

archaeological, historic and topographic information and has concluded that the site 

has a low archaeological potential for all past periods.  

 

6.4 The study site has lain in agricultural land during the historic periods.  Part of the 

site was developed as a sports ground in the late 20th century.  

 
6.5 Overall it would appear that the proposed development of this site could potentially 

impact an archaeological remains of local importance. 

 

 
6.6 On the basis of all the available evidence, a programme of further archaeological 

mitigation measures will be required in advance of development.  However, as 

archaeological remains of purely local importance are anticipated it is suggested 

these can follow planning consent secured by an appropriately worded arcah 

planning condition. 
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APPENDIX 1 

 

Hertfordshire HER maps  
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