Air Quality Assessment

An air quality assessment has been
undertaken to support the proposed
residential led mixed use development at
Land at Pound Farm, Ickleford

The assessment considers dust generation during construction and road
traffic emissions during operation, alongside the potential exposure of
future occupants. With the application of standard site control measures,
construction phase effects are predicted to be not significant.

Operational phase dispersion modelling demonstrates that predicted
pollutant concentrations remain well below relevant air quality objectives
at all identified sensitive receptors. Air quality is therefore not considered a
constraint to the proposed development

For further detail, refer to Air Quality Assessment - Land at Pound Farm,
Ickleford, Redmore Environmental Ltd, Report Ref 10166r2 / KPM 31355,
dated 26 January 2026
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Plan reproduced from the Air Quality Assessment prepared by Redmore Environmental Ltd (Report Not to Scale
Ref10166r2 / KPM 31355, January 2026).



Archaeological Desk
Based Assessment

An archaeological desk based assessment
has been undertaken to establish the
archaeological potential of the land south
of Pound Farm, Bedford Road, Hitchin, in
support of the proposed development.

The assessment identifies no nationally designated heritage assets within the
site or its immediate surroundings. The site is considered to have generally
low to moderate archaeological potential for later prehistoric, Roman, and
Medieval periods, with any remains likely to be of local significance. Historical
mapping confirms the site has remained undeveloped agricultural land
throughout its recorded history.

Given the identified potential, it is anticipated that further archaeological
mitigation may be required at a later stage, secured through an appropriate
planning condition in accordance with national and local planning policy

For further detail, refer to Archaeological Desk Based Assessment — Land
South of Pound Farm, Bedford Road, Hitchin, prepared by RPS Group Limited,
Project Ref 794-PLN-HER-02031, dated November 2025
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Landscape & Visual
Impact Appraisal

A landscape and visual impact appraisal has
been undertaken to assess the effects of
the proposed development on landscape
character and visual amenity at Land at
Bedford Road, Ickleford.

The appraisal considers the site within its local and wider landscape

context and assesses potential visual effects from a series of representative
viewpoints, including public rights of way and nearby residential areas. The
assessment identifies that while some views would experience noticeable
change in the early years following development, these effects are temporary
and largely associated with construction and initial establishment.

The appraisal concludes that, with the proposed landscape mitigation
strategy in place, landscape and visual effects would reduce over time
and would not result in significant long term harm, and the development is
considered acceptable in landscape and visual terms

For further detail, refer to Landscape and Visual Impact Appraisal — Land at
Bedford Road, Ickleford, prepared by Enplan UK Limited, Ref 051088 / ENP
XX XX RP L 90700 P01, dated December 2025
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Plan reproduced from the Landscape and Visual Impact Appraisal prepared by Enplan UK Limited
(Ref 051088 / ENP XX XX RP L 90700 P01, December 2025).
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Flood Risk Assessment R
& Drainage Strategy A

A flood risk assessment and drainage g ar e e R
strategy has been undertaken to assess S e
flood risk and surface water management S fe A

\

The assessment confirms that the site is located entirely within Flood Zone 1
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Ecological Appraisal &
Roost Assessment

A preliminary ecological appraisal and roost
assessment has been undertaken to assess
ecological constraints

The assessment identifies a range of common habitats on site, including
arable land, grassland, hedgerows, trees and ditches, with one hedgerow
classified as an important hedgerow under the Hedgerow Regulations.
Evidence of protected species including nesting birds and badgers was
recorded, while habitats were identified as providing moderate value for bat
foraging and commuting, although no bat roosts were identified within trees
proposed for removal.

The report concludes that, subject to the implementation of standard
precautionary measures and targeted further surveys where required, the
proposed development is unlikely to result in significant ecological effects and
can proceed in accordance with relevant legislation and policy

For further detail, refer to Preliminary Ecological Appraisal and Roost
Assessment — Land at Pound Farm, Bedford Road, Ickleford, prepared by
Arbtech Consulting Ltd, Report Version 3.0, dated 21 January 2026
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Plan reproduced from the Preliminary Ecological Appraisal and Roost Assessment prepared by
Arbtech Consulting Ltd (Report Version 3.0, January 2026) & Utility Report
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Noise Impact
Assessment

A noise impact assessment has been
undertaken to assess existing noise
conditions and the suitability of the
proposed development.

The assessment includes an environmental noise survey and detailed
modelling to evaluate the effects of road traffic noise, external amenity

areas, plant noise, and the proposed multi use games area. The results have
informed appropriate building fabric specifications, glazing requirements, and
ventilation strategies to ensure internal noise levels meet relevant guidance.

The assessment concludes that, subject to the recommended design
measures being implemented, the proposed development can achieve
acceptable internal and external noise environments and would not result
in significant adverse noise impacts in accordance with national policy and
standards

For further detail, refer to Noise Impact Assessment — Land at Pound Farm,
Bedford Road, Pirton, Hitchin, prepared by KP Acoustics Ltd, Report Ref
31280.NIA.01, dated 30 January 2026
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Plan reproduced from the Noise Impact Assessment prepared by KP Acoustics Ltd (Report Ref
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Preliminary Risk
Assessment

A preliminary risk assessment has been
undertaken to assess potential land
contamination, ground conditions, and
geotechnicalrisks

The assessment comprises a desk study review and site walkover to
identify potential sources of contamination, pollutant pathways, and
sensitive receptors. The site is identified as having remained undeveloped
agricultural land, with no evidence of significant contaminative activities,
landfill, or hazardous ground gas sources, and the overall environmental risk
classification for the site is considered to be very low.

The assessment concludes that the site is suitable for the proposed
development, subject to the completion of a targeted site investigation to
confirm ground conditions and refine the conceptual site model in accordance
with relevant guidance

For further detail, refer to Preliminary Risk Assessment — Land at Pound Farm,
Bedford Road, Ickleford, prepared by Aviron Associates Limited, Report Ref
25 267.01, dated October 2025
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Transport Assessment &
Travel Plan

A transport assessment and framework
travel plan have been undertaken to
assess the transport, access, and highway
implications of the proposed development

The assessment reviews existing highway conditions, accessibility by
sustainable modes, and proposed access arrangements, with modelling
confirming no severe residual impacts on the local highway network. The
scheme enhances active travel through improved public rights of way, new

pedestrian and cycle links, upgraded crossings, and new bus stops along
Bedford Road.

The accompanying travel plan sets out measures to encourage sustainable
travel choices for residents, staff, and visitors, including travel information

packs, infrastructure improvements, and ongoing monitoring. The assessment

concludes that the proposed development accords with national and local
transport policy and is acceptable in transport terms.

For further detail, refer to Transport Assessment — Land to the South of Pound

Farm, Ickleford, prepared by DHA Planning, Report Ref PL/HB/34362, dated
January 2026
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Plan reproduced by ONA illustrating proposed transport links and connectivity.



Sustainability &
Energy Statement

A sustainability and energy statement
has been prepared to set out the detailed
energy strategy and carbon reduction
measures for the proposed development

The statement follows a fabric first approach in accordance with the North
Herts Local Plan and Sustainability SPD, prioritising high performance building
fabric, airtightness, and efficient building services to minimise energy demand.
The proposed strategy incorporates air source heat pumps to provide space
heating and hot water, with dynamic modelling used to assess performance
across typical dwellings and non domestic buildings.

The assessment demonstrates that the proposed development achieves
aminimum reduction of approximately 65 percent in regulated carbon
emissions beyond Part L Building Regulations for residential dwellings, with
the non domestic elements also meeting policy requirements, confirming
compliance with relevant local and national sustainability objectives

For further detail, refer to Phase 1 Detailed Energy and Sustainability
Statement — Land at Pound Farm, Ickleford, prepared by Watkins Payne,
Project Ref 5809, dated January 2026
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Arboricultural Impact
Assessment & Tree
Protection Plan

An arboricultural impact assessment,
tree protection plan and arboricultural
method statement have been prepared in
accordance with BS5837.

The assessment is informed by a detailed tree survey and confirms that
the proposed layout avoids significant arboricultural conflict, with tree
removals limited to lower quality specimens where justified. No trees on
site are protected by Tree Preservation Orders and the site is not withina
Conservation Area.

The tree protection plan and arboricultural method statement set out
measures to protect retained trees during construction, and the assessment
concludes there are no arboricultural reasons to object to the proposed
development, subject to implementation of the recommended measures.

For further detail, refer to Tree Survey, Arboricultural Impact Assessment, Tree
Protection Plan - Land at Pound Farm East, Bedford Road, Ickleford, prepared
by MJC Tree Services LTD ,No MJC 25 0162 Rev 2, dated 26 January 2026
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Plans reproduced from the Arboricultural Impact Assessment, Tree Protection Plan and prepared by
MJC Tree Services Limited (Job No MJC 25 0162 Rev 2, January 2026).
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