
 
 

 

 
 
 
 

Please note that by law this meeting can be filmed, audio-
recorded, photographed or reported electronically by the use 
of social media by anyone attending.  This does not apply to 
any part of the meeting that is held in private session.  The 
Council will webcast the meeting. 

Please ask for: 
Marie Lowe 

 
29 November 2017 

 
Dear Councillor 
 
 

You are requested to attend a meeting of the WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE to be held on Thursday 7 December 
2017 at 7.30 pm in the Council Chamber, Council Offices, The Campus, Welwyn Garden 
City, Herts, AL8 6AE 
 

 
Yours faithfully 

 
Executive Director 
Public Protection, Planning and Governance 
 

A G E N D A 
PART 1 

 

1.   SUBSTITUTIONS  
 

 To note any substitution of Members made in accordance with Council Procedure 
Rules 19-22. 
 

2.   APOLOGIES  
 

3.   MINUTES  
 

 To confirm as a correct record the Minutes of the meeting held on 9 November 
2017 (previously circulated). 
 

4.   NOTIFICATION OF URGENT BUSINESS TO BE CONSIDERED UNDER ITEM 15 
AND ANY ITEMS WITHDRAWN FROM THE AGENDA  
 

5.   DECLARATIONS OF INTEREST BY MEMBERS  
 

 To note declarations of Members’ disclosable pecuniary interests, non-disclosable 
pecuniary interests and non-pecuniary interests in respect of items on the Agenda. 
 

Public Document Pack



6.   98-102 GREAT NORTH ROAD, HATFIELD AL9 5DB - 6/2017/1194/MAJ -   
ERECTION OF 24 RETIREMENT LIVING UNITS (CATEGORY II SHELTERED 
HOUSING) WITH ASSOCIATED COMMUNAL FACILITIES, CAR PARKING AND 
LANDSCAPING FOLLOWING THE DEMOLITION OF EXISTING BUILDINGS 
(Pages 5 - 26) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

7.   11 AND 11A HOLLY CLOSE HATFIELD AL10 9JB - 6/2017/2064/FULL -  
CONVERSION OF EXISTING 6-BEDROOM DWELLING AT 11 HOLLY CLOSE 
INTO TWO SELF-CONTAINED 2-BEDROOM FLATS (Pages 27 - 40) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

8.   106A COLLEGE LANE, HATFIELD AL10 9PA - 6/2017/2053/HOUSE  - 
ERECTION OF SINGLE STOREY REAR, SIDE AND FRONT EXTENSIONS, HIP-
TO-GABLE ROOF ENLARGEMENT, AND THE INSTALLATION OF FRONT 
ROOFLIGHTS AND DORMER WINDOW TO FACILITATE LOFT CONVERSION 
(Pages 41 - 48) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

9.   THE BELLBROOK, BULLS LANE, HATFIELD  AL9 7AZ - 6/2016/2606/FULL - 
ERECTION OF TWO BOX STABLE BUILDING AND MANAGE FOR PRIVATE 
EQUESTRIAN USE WITH HARDSTANDINGS FOR STABLE YARD, PARKING 
AND TURNING, WITH ACCESS TRACK TO STABLES (Pages 49 - 62) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

10.   62 HILL RISE CUFFLEY POTTERS BAR EN6 4RG - 6/2017/2412/HOUSE - 
ALTERATIONS TO THE ROOF TO INCLUDE AN INCREASE IN RIDGE HEIGHT, 
FORMATION OF HIP TO GABLE AND INCREASE IN HEIGHT OF FRONT 
GABLE TO FACILITATE ACCOMODATION IN EXISTING LOFT SPACE AND 
THE ADDITION OF TWO FRONT AND TWO REAR DORMERS AND A ROOF 
LIGHT (Pages 63 - 70) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

11.   APPEAL DECISIONS (Pages 71 - 74) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

12.   PLANNING UPDATE - FUTURE PLANNING APPLICATIONS (Pages 75 - 92) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

13.   DEVELOPMENT MANAGEMENT PERFORMANCE REPORT - JULY - 
SEPTEMBER 2017 (Pages 93 - 102) 
 

 Report of the Executive Director (Public Protection, Planning and Governance). 
 

14.   PLANNING APPLICATION VALIDATION CHECKLIST (Pages 103 - 158) 



 
 Report of the Executive Director (Public Protection, Planning and Governance). 

 

15.   SUCH OTHER BUSINESS AS, IN THE OPINION OF THE CHAIRMAN, IS OF 
SUFFICIENT URGENCY TO WARRANT IMMEDIATE CONSIDERATION  
 

16.   EXCLUSION OF PRESS AND PUBLIC  
 

 The Committee is asked to resolve: 
 
That under Section 100(A)(2) and (4) of the Local Government Act 1972, the press 
and public be now excluded from the meeting for items 17 and 18 (if any) on the 
grounds that it involves the likely disclosure of confidential or exempt information 
as defined in Section 100(A)(3) and Paragraphs 2 (Information likely to reveal the 
identity of an individual), and 6 (Statutory notice or order)  of Part 1 of Schedule 
12A of the said Act (as amended). 
 
In resolving to exclude the public in respect of the exempt information, it is 
considered that the public interest in maintaining the exemption outweighs the 
public interest in disclosing the information. 
 

 
PART II 

 

17.   ENFORCEMENT CASES MONITORING REPORT (Pages 159 - 168) 
 

 Exempt report of the Executive Director (Public Protection, Planning and 
Governance). 
 

18.   ANY OTHER BUSINESS OF AN EXEMPT NATURE AT THE DISCRETION OF 
THE CHAIRMAN  
 

 
Circulation: Councillors S.Boulton (Chairman) 

N.Pace (Vice-Chairman) 
Vacant 
J.Beckerman 
D.Bennett 
A.Chesterman 
I.Dean 
B.Fitzsimon 
 

M.Larkins 
T.Lyons 
T.Mitchinson 
P.Shah 
F.Thomson 
J.Weston 
P.Zukowskyj 
 

  M.Perkins (Executive Member for Planning, Housing and 
Community) 

 
 Executive Board 

Press and Public (except Part II Items) 
 
If you require any further information about this Agenda please contact Marie Lowe 
on 01707 357443 democracy@welhat.gov.uk 
 



This page is intentionally left blank



 

Part I 
Executive Member: Councillor Perkins 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE 
  
6/2017/1194/MAJ 

98-102 GREAT NORTH ROAD, HATFIELD, AL9 5DB 

ERECTION OF 24 RETIREMENT LIVING UNITS (CATEGORY II SHELTERED HOUSING) 
WITH ASSOCIATED COMMUNAL FACILITIES, CAR PARKING AND LANDSCAPING 
FOLLOWING THE DEMOLITION OF EXISTING BUILDINGS 

APPLICANT: McCarthy & Stone Lifestyles Ltd 

AGENT: The Planning Bureau 

 (Hatfield East) 

1 Site Description 

1.1 The site is located at 98-102 Great North Road, Hatfield, approximately 1km to the 
northeast of Hatfield town centre.  The area around the site is predominantly 
residential, although a three-storey block of offices is located to the West.  Site 
boundaries are defined by Great North Road to the West, Hertford Road to the South 
and Burleigh Mead Road, together with residential properties and associated gardens, 
to the North.  The Eastern site boundary borders the gardens of a house which itself 
fronts The Ryde. 

1.2 The site is an approximately rectangular-shaped plot of land with an area of about 
0.17 ha.  Both the site and the surrounding area slope gently down towards the east 
with a fall across the site of approximately 1m.  The site is on a prominent location on 
the corner of the Great North Road to the west and Hertford Road (A1000) to the 
south.  The site is occupied by a pair of semi-detached, two-storey houses, one of 
which is split into two apartments along with associated gardens driveways and 
outbuildings. 

1.3 The buildings are not Listed and are not within a Conservation Area.  A Tree 
Preservation Order (TPO) is in place to protect the trees which lie to the north of the 
site and adjacent to Burleigh Mead.     

2 The Proposal 

2.1 The proposed use of the application site is for a McCarthy & Stone Retirement Living 
Development.  The proposed development consists of a total of 24 apartments falling 
within use class C3 residential and comprising 7 x 1 bed and 17 x 2 bed apartments 
with a club lounge, reception area, cycle & mobility scooter store, refuse room, plant 
room and guest suite.  There are 20 car parking spaces associated to the proposal.  
No protected trees will be removed. 

2.2 The footprint of the building wraps around the south and west boundaries, creating a 
frontage onto Great North Road and Hertford Road.  Vehicular access into the site is 
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provided from Great North Road, located at a point of access established by the 
existing dwellings on site.  This leads to a parking court towards the north east corner 
of the site.  A communal garden is situated to the south east corner.  The building 
itself rises from 3 to 4 storeys in height, with a pitched roof.  Materials and detailing 
are traditional in nature.  

2.3 The Planning Statement which accompanied this application states that the 
apartments would be sold on the basis of a 125 year lease requiring the 
accommodation, with the exception of the house manager’s office accommodation, to 
be occupied by persons over 60 years.  In the case of a couple, that part of the lease 
shall be satisfied where one of the occupants is over the age of 60 years and the other 
is over the age of 55 years. 

3 Reason for Committee Consideration 

3.1 This application is presented to the Development Management Committee because 
Hatfield Town Council have objected. 

4 Relevant Planning History 

4.1 Application Number: 6/2017/1869/PN14  
Decision: Granted  
Decision Date: 21 September 2017 
Proposal: Prior approval for the demolition of 2 x semi-detached houses 
 

4.2 Application Number: S6/2016/1714/PA 
Advice Date: 30 March 2017 
Proposal: Pre-application advice for the erection of 24 retirement living units (category 
II sheltered housing) following the demolition of existing buildings 
 
Summary of advice:  The scale of development is generally accepted subject to an 
appropriate design and detailing.  Lower than standard parking provision still requires 
justification.  There is a need to limit the impact on living conditions of neighbouring 
occupiers.  An air quality assessment is required as the site is located with 10m of 
main road junction.  There will need to be an assessment of internal and external 
noise levels for the habitable rooms and details of any attenuation measures.  There is 
potential for bats to be present on a site, therefore, an initial inspection survey will be 
required.  The development should include measures to maximise energy 
conservation through the design of buildings, site layout and provision of landscaping 
and incorporate the best practical environmental option for energy supply 
 

4.3 Application Number: S6/2014/2250/PA 
Advice Date: 18 February 2015 
Proposal: Erection of 24 flats following the demolition of three dwellings 
 
Summary of advice:  The application site is located within the town of Hatfield and 
where the infrastructure has capacity to absorb further development.  The application 
site is also located within an area where accessibility by non-car modes of transport is 
excellent and there are services and facilities available within walking distance of the 
site.  Furthermore, there are no known physical or environmental constraints at this 
site.  In my opinion, the principle of residential development is in accordance with the 
criteria set out in Local Plan Polices SD1, R1, GBSP2, H2, and the NPPF subject to 
an assessment of the scheme against the adopted and emerging policies governing 
residential development 
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5 Planning Policy 

5.1 National Planning Policy Framework, March 2012 

5.2 Welwyn Hatfield District Plan, April 2005 

5.3 Supplementary Design Guidance, February 2005  

5.4 Supplementary Planning Guidance, Parking Standards, January 2004 

5.5 Interim Policy for Car Parking Standards and Garage Sizes, August 2014 

5.6 Planning Obligations Supplementary Planning Document February 2012 

6 Site Designation  

6.1 The application site is within the town of Hatfield.  A Tree Preservation Order (TPO) is 
in place to protect the trees which lie to the north of the site and adjacent to Burleigh 
Mead.    

7 Representations Received  

7.1 The application has been advertised by press advert, site notice and neighbour 
notification letters.  In total seven representations have been received which may be 
summarised as: 

Two objections:  

 The height of the building is not in keeping with area  

 There is no other building in the immediate vicinity higher than three storeys 

 All trees on the northern border must be retained and the landscaping 
enhanced 

 Enhancement to the road needs to made not just an access point 

 The proposed 2017 plaque should be sized appropriately and not facing the 
street 

 Concern about the impact of the development on daylight/sunlight reaching 
No.1 Burleigh Mead 

 

Five comments:  

 Local resident would favour a move to the development, not wishing to move to 
far from their present home 

 Please ensure that the contractors do not obstruct or inconvenience the 
residents of Burleigh Mead  

 Instead of timber framed windows, suggest high quality UPVC triple glazed 
windows due to traffic noise, air pollution and nearby bus stop  

 High quality specification is overkill for the location 

 Concern regarding maintenance cost for residents 

 The ratio of 2-bed to 1-bed apartments should be reversed to improve 
affordability  

 A Beech hedge should be planted inside the railings to match the hedging 
across much of The Ryde estate 

 The car parking area should be permeable to reduce surface water run-off 

 The south facing roof should be fitted with solar panels   
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8 Consultations Received  

8.1 No response has been received from the following consultees.  Comments were due 
by 17th July 2017. 

 Hertfordshire Constabulary  

 Hertfordshire County Council Social Services  

 Hertfordshire County Council Adult Care Services  

 Hertfordshire County Council Rights of Way Officer  

 Herts & Middlesex Bat Group 

 The Environment Agency 

 Affinity Water 
 

8.2 No objections have been received in principle from statutory consultees, subject to 
conditions and/or financial contributions.  The consultation responses received are 
summarised below, and where appropriate expanded upon in later sections of this 
report.   

8.3 Welwyn Hatfield Borough Council Environmental Health; Hertfordshire Ecology; 
Welwyn Hatfield Borough Council Landscape and Ecology; Hertfordshire 
County Council Transport Programmes and Strategy; Hertfordshire County 
Council Lead Local Flood Authority – No objection subject to suggested conditions 
and/or informatives. 

8.4 Thames Water; Hertfordshire County Council Planning Obligations Officer; 
Hertfordshire County Council Minerals and Waste; Hertfordshire County Council 
Historic Environment Advisor; Hertfordshire Fire and Rescue Service; Welwyn 
Hatfield Borough Council Client Services; Welwyn Hatfield Borough Council 
Parking Services – No objection 

8.5 NHS East and North Herts Clinical Commissioning Groups: No objection subject 
to S106 obligations 

9 Town Council Representations 

9.1 “Members are concerned at the lack of parking on site. Hertfordshire has the highest 
car ownership by County and this needs to be reflected in the parking provision when 
also taking into account the location of this development in relation to major 
supermarkets and the chronic lack of decent public transport in Hatfield at present. 
Until a bus loop system is in place in Hatfield, this Council has difficulty in condoning 
such low provision for residents parking.” 

10 Analysis 

10.1 The main planning issues to be considered are: 

1. The principle of the development (Local Plan Policies SD1, GBSP2, R1, H2 & 
NPPF ) 
 

2. The design and setting of the building (Local Plan Policies D1, D2, D3, D4, 
D5, D6, D7, D8, D9, R17 & NPPF) 
 

3. The impact on the residential amenity of neighbouring occupiers (Local Plan 
Policies R18, R19, R20, SDG & NPPF) 
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4. Access, the impact on the highway network and parking provision (Local 
Plan Policies M14 & NPPF) 
 

5. Other material planning considerations 
i) Protected species (R11 & NPPF) 
ii) Flood risk / surface Water Flooding (R7, R10 & NPPF) 
iii) Planning obligations  

 
1. The principle of the development  
 

10.2 Local Plan Policy SD1 states that development proposals will be permitted where it 
can be demonstrated that the principles of sustainable development are satisfied and 
that they will accord with the objectives and policies of the Local Plan.  Policy R1 
requires development to take place on previously developed land and Policy GBSP2 
directs new development into the existing towns and specified settlements within the 
district.  These objectives are consistent with the National Planning Policy Framework 
(NPPF) which encourages the provision of more housing and the effective use of land 
by reusing land that has been previously developed provided that it is not of high 
environmental value.  At the heart of the NPPF is a presumption in favour of 
sustainable development, which should be seen as a golden thread running through 
decision-taking. 

10.3 The provision of housing for older people is welcomed and is consistent with the aims 
of the NPPF to deliver a mix of housing.  The proposed retirement living flats are 
sheltered housing units with some communal facilities (lounge, guest suite, electric 
buggy store) and a part-time site manager.  There is no evidence that additional care 
provision is involved, instead the proposal caters for the needs of relatively 
independent older people, within a C3 use class 

10.4 The site has not been allocated for additional housing supply and as such comes 
forward as a windfall residential site where Policy H2 applies.  This policy states that 
all applications for windfall residential development will be assessed for potential and 
suitability against the following criteria: 
 

i. The availability of previously-developed sites and/or buildings; 
ii. The location and accessibility of the site to services and facilities by transport 

modes other than the car; 
iii. The capacity of existing and potential infrastructure to absorb further 

development; 
iv. The ability to build new communities to support infrastructure and provide 

demand for services and facilities; 
v. The physical and environmental constraints on development of land. 

 
10.5 This application proposes the erection of 24 flats on land which is currently occupied 

by 3 dwellings and their residential gardens.  The application site is located within an 
existing residential area where the infrastructure has capacity to absorb further 
development.  The application site is also located within an area which is accessible 
by non-car modes of transport and where there are services and facilities available 
within walking distance of the site.  Furthermore, there are no known physical or 
environmental constraints at this site.  The proposal would, therefore, not be in 
contradiction with Local Plan Polices SD1, R1, GBSP2, H2 and the NPPF subject to 
an assessment of the scheme against the principles of sustainable development 
saved policies governing residential development which are considered below.  In 
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conclusion, the principle of housing for older people on a previously developed site in 
Hatfield is supported. 

2. The design and setting of the building 

10.6 Local Plan Policies D1 and D2 aim to ensure a high quality of design and to ensure 
that development respects and relates to the character and context of the locality, 
maintaining and where possible enhancing the character of the existing area.  GBSP2 
requires proposals to be compatible with the maintenance and enhancement of the 
character of the area.  These policies are expanded upon in the Council’s 
Supplementary Design Guidance (SDG) which requires the impact of a development 
to be assessed giving regard to the bulk, scale and design of the proposal and how it 
harmonises with the existing building and area.  These objectives are broadly 
consistent with a core principle of the NPPF that planning should seek to secure high 
quality design.   

10.7 The Design and Access Statement which accompanied the application provides a 
detailed description of the proposals and demonstrates that the proposed 
development can be satisfactorily accommodated across the site given the 
surrounding context. 

10.8 The application site is within an area that is mixed use in character, comprising 
residential and commercial properties.  There is also considerable variation in the 
scale of surrounding buildings which range from chalet bungalows situated on The 
Ryde to the east of the site, 2.5 storey terrace houses on Burleigh Mead to the north 
as well as 2.5 storey flats to the south of the site on the junction of Hertford Road and 
Great North Road.  The west side of Great North Road is characterised by larger 
three and four storey commercial and residential buildings. 

10.9 The existing buildings on the application site are set back a generous distance from 
the street frontage and this setback, and associated landscaping, contributes towards 
the character of the street scene and surrounding area.  The proposed site plan show 
that the existing grass verge and mature trees to the north and south of the site would 
be maintained and that landscaping around the site would be reinforced with 
additional planting.  Whilst the footprint of the proposed building would extend nearer 
to the Great North Road and the Hertford Road frontage, the retained set back would 
be comparable to existing development on the other three corners of the junction of 
Great North Road / Hertford Road.  Accordingly, it is considered that the proposal 
would respect the existing pattern of development within the streetscene with regard 
to adjacent buildings, their set back from the street and the use of soft landscaping 
between the building frontage and street. 

10.10 Care has been taken in the design of proposals to ensure the development sits within 
the scale of development seen in the local area whilst making best use of a previously 
developed, highly sustainable site.  Whilst the building would be notably higher than 
the 2.5 storey building on the south east corner of the junction (Red Lion Court), the 4 
storey part of the proposal would be similar in height to the office building on the north 
west corner (85 Great North Road) and the residential building on the south west 
corner (71 Great North Road).  The disparity between the height of the Red Lion 
Court and the proposed building would be mitigated to an extent by approximately 
35m separation distance between the building frontages of, which includes the 
junction, cycle/footpaths, wide grass verges and mature trees.   

10.11 It is evident that the design of the building has been influenced by the immediate 
context of the site and draws upon some of the cues seen in the old Hatfield Area, 
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whilst also recognising the changing character of the area around the junction, which 
marks a key gateway into the town of Hatfield.  The layout of the development also 
has regard to the lower density residential area to the north and east of the site. 

10.12 The height of the building diminishes when moving away from the corner of the 
junction, from 4 storeys, to 3.5 and then 3 storeys.  Furthermore, variations in facing 
materials, detailing and the roofscape have been employed to ensure the massing of 
the building is broken so that it would be read as a collection of domestically scaled 
frontages, ensuring the building communicates its residential use whilst also 
responding appropriately to the 2.5 storey properties on Burleigh Mead. 

10.13 In terms of its scale and massing the proposed development represents an efficient 
use of the land whilst still sitting comfortably within the site when taking account of the 
adjoining buildings and the openness of the junction.  Furthermore, it is considered 
appropriate for this prominent corner site which would benefit from a signature 
building which would make a positive contribution and sense of place, without 
resulting in an overly dominant form of development.   

10.14 The scheme proposes a palette of high quality materials and traditional form of 
detailing, which would create a well-articulated and visually interesting building of an 
appropriately high standard for this location.  The materials and detailing have been 
driven by consultation with local design guidance including that of the Gascoyne Cecil 
Estate, consultations with planning officers and the local community (Statement of 
Community Involvement has been submitted with the application).  Even though the 
Hatfield Design Code produced by the Gascoyne Cecil Estates does not form part of 
the formal policy background for determining the application the scheme has been 
designed so that the scheme meets the requirements of this code. 

10.15 The overall impression would be of a residential building which has an attractive 
architectural appearance.  Notwithstanding the information submitted with this 
application, a planning condition requiring the approval of materials would be 
appropriate to ensure that the detailed design of the proposed building can be 
properly assessed and agreed.  

10.16 The detailed design and elevation treatment strikes a satisfactory balance in the 
response of its primary scale to its place both within the context of the spacious 
junction and with the secondary scale more domestic features which reflect the 
residential use of the building as whole.  In doing so it is neither too assertive nor 
overly dominant but would positively enhance the distinctiveness of the surrounding 
area.  

10.17 The proposal has also been considered against Local Plan Policy D8 which requires 
landscaping to form an integral part of the overall design.  Landscaping can protect 
and enhance the existing visual character of the area and reduce the visual and 
environmental impacts of a development.  In this case, a landscaping scheme is 
proposed for the site, which will assist in setting the development within the context of 
its wider surroundings and further act to soften the scale and visual impact of the 
building.  The Landscaping team have been consulted and have advised that the 
proposed scheme shows a reasonable style and diversity of planting.   

10.18 A Tree Preservation Order (TPO) is in place to protect the trees which lie to the north 
of the site and adjacent to Burleigh Mead.  In addition, there are numerous mature 
trees in and around the site which, although not protected by a preservation order, 
make a valuable contribution to the character and visual amenity of the area as well 
as environmental benefits.   
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10.19 Care has been taken to ensure the proposals do not have an adverse impact on the 
high quality mature landscape alongside Burleigh Mead access, the proposals 
present built form further away from these trees than is currently the case on site.  In 
this regard, the Landscaping Team have confirmed that the Arboricultural Report (ref: 
JTK/9288/WDC), Tree Constraints Plan (ref: 9288/01 rev A) and Tree Protection Plan 
(ref: 9288/02 rev O) cover all the tree documentation needed and demonstrate 
appropriate forethought and consideration has been given to the trees surrounding 
the site.  Therefore, no further information required in this regard.   

10.20 Overall, subject to a landscaping and materials condition, the proposal is considered 
to be of a high standard of design which, together with existing and proposed 
landscaping around the site, would create a satisfactory setting for the building as well 
as enhancing and complementing the character and context of the area.  In this 
respect, no objections are raised with regard to Local Plan Polices D1, D2 and D8 and 
the NPPF. 

3. The impact on the residential amenity of neighbouring occupiers 
 
10.21 Saved Policy D1 and the Council’s Supplementary Design Guidance (SDG) provide 

the local policy framework when assessing the impact of development on the 
residential amenity of neighbouring properties, as well as providing sufficient amenity 
for potential future occupiers of the proposed development.   All new development 
should not cause a loss of light to or unduly dominate adjoining properties.  In 
addition, development should be designed, orientated and positioned in such a way to 
minimise overlooking between dwellings. 

10.22 In this case, the neighbouring properties most likely to impacted by the development 
are No.17 Burleigh Mead to the north east of the site and No.1 The Ryde to the east.  
The layout of the site has been designed to respond to these properties by 
considering massing, aspects and separation distances. Accordingly, the footprint of 
the building is positioned towards the south west boundaries, whilst parking court and 
landscaped gardens are sited towards the north east.       

10.23 At is closest point, the proposed building would maintain approximately 12m 
separation distance from the site boundary to the east and north east corners of the 
site.  Given that No.1 The Ryde benefits from a generously proportioned and well 
landscaped rear garden measuring over 30m in depth, it is considered that the 
proposal would not result in an unduly harmful impact on the residential amenity 
currently enjoyed by the occupiers of this property.     

10.24 Turning to No.17 Burleigh Mead, this property, which is situated to the north east 
corner of the site, faces broadly west and is orientated alongside the application site 
boundary.  The rear wall of No.17 lies just beyond eastern boundary of the application 
site, as a result, there would be no overlooking to windows within the rear elevation of 
this property and only very limited potential for distant views towards its rear garden.   

10.25 The view from windows within the north elevation of the proposed building would look 
out to the area in front of No.17 Burleigh Mead and the protected trees.  Given the 
separation distance between buildings, together with their orientation at approximately 
90 degrees, the arrangement is acceptable in terms of limiting direct overlooking 
between habitable rooms.  Whilst there would be overlooking to the front gardens of 
properties within Burleigh Mead, this area is open and visible from the highway and 
footpath, therefore, the impact on the occupier’s living conditions would be limited.   
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10.26 Finally, in terms of light, the proposal is likely to result in some additional 
overshadowing to the front of No.17 Burleigh Mead but only for a relatively short 
period of time during the winter months.  The effect of the proposed building on the 
overall levels of daylight reaching the windows serving No.17 Burleigh Mead would 
not be so significant as to amount to unacceptable harm being caused to the 
occupiers’ enjoyment of their property.  The proposal would not affect light to the rear 
garden which is considered to warrant the most protection, therefore, there is no 
objection in this regard.   

10.27 The rear garden of No.1 Burleigh Way lies approximately 22m north of the proposed 
building, on the opposite side of the road.  This degree of separation, together with 
the intervening trees which are substantial, mean that the impact of the development 
on this property and the living conditions of the occupiers would be minimal.   

10.28 Although the proposed development would result in more a prominent structure, given 
its spacious and well landscaped setting, there would not be an overbearing effect 
upon the adjoining public realm or nearby buildings. 

10.29 Saved Policy R19 deals specifically with noise and vibration pollution and sates that 
proposals will be refused if the development is likely to generate unacceptable noise 
or vibration for other land users.   

10.30 In this case, the site is located close to two significant noise sources, the junction of 
Hertford Road / Great North Road and the East Coast railway line.  The potential for 
noise disturbance to future residents has been assessed through the submitted Noise 
Assessment.  Environmental Health were consulted on the proposal and did not 
object subject to a suitable condition to ensure that the development is carried out and 
completed in accordance with details to be approved by the Local Planning Authority 
relating to noise attenuation/mitigation measures and the proposed mechanical 
ventilation systems. 

10.31 External amenity areas must, so far as is practicable, comply with the 55dB World 
Health Organisation (WHO) Community Noise Guideline level.  Currently, a 1.8m 
fence is proposed along the boundary fronting the A1000.  The effectiveness of this 
fence, in terms of noise attenuation, needs further assessment and, where required, 
additional mitigation measures may be sought to meet the WHO guidance level.  A 
condition has therefore be suggested in this regard. 

10.32 For a development of this size it is likely that there will be significant amount of noise 
associated with plant and equipment.  No details of actual plant or equipment to be 
installed has been provided, it is therefore recommended that a condition be placed 
on the application requiring any plant to be 5dB below the background noise level or, 
10dB below the background noise level if the noise produced is tonal, at the nearest 
sensitive receptors. 
 

10.33 The size and type of accommodation is unlikely to have a significant impact on the air 
quality in the area.  The report provided with the application shows that air quality in 
the area is below the action levels and therefore suitable for residential development 
and is therefore not objectionable. 

 
10.34 In terms of external lighting, a condition is recommended to protect neighbouring 

residents from the potential impact of the proposal. 
 
10.35 Giving consideration to the scale of the proposal, it’s siting and the separation 

distance from neighbouring properties, it is considered that the development would 
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not have an unreasonable impact on the residential amenity of neighbouring 
properties or the future occupiers of the new development subject to appropriate 
conditions.  In this respect, no objections are raised with regard to Local Plan Policy D1, 
R18, R19 the SDG or the NPPF. 

4. Access, the impact on the highway network and parking provision 
 
10.36 The application is supported by a Transport Statement prepared by Paul Basham 

Associates Ltd on behalf of McCarthy & Stone (April 2017).  Hertfordshire County 
Council Transport Programmes and Strategy have been consulted and did not object 
to the proposed development subject to suggested conditions and informatives. 

10.37 Vehicular access into the site is provided from Great North Road, located at a point of 
access established by the existing dwellings on site.  This leads to a parking court 
towards the north east corner of the site.   

10.38 It is observed that a second crossover is provided to the site, direct from Hertford 
Road (A1000, a main distributor within the road hierarchy).  This access serves two 
garages, with limited opportunities to enable vehicles to turn around clear of the public 
highway and likely results in reversing movements onto an extremely busy main 
distributor route in close proximity to a signalised junction.  This crossover, further, 
intercepts a cycle/pedestrian route and is a point of conflict between users of the 
segregated route and vehicles.  Subject to an appropriately worded condition, the 
development proposals represent an opportunity to resolve this conflict by closing this 
existing unsatisfactory access point and reinstating priority to pedestrians and cyclists. 

10.39 The remaining point of vehicular access is in close proximity to the junction of Great 
North Road / Bull Stag Green and Burleigh Mead.  This access is presently a single 
width vehicle crossover.  The proposals seek to widen this access to 4.5m and provide 
footway to southern side.  The width of the new access route is suitable to enable two 
way vehicle flow and visibility along Great North Road and Bull Stag Lane is provided 
above that required for the recommended vehicle speeds.  The access shall be of the 
form of a vehicle crossing, thereby retaining pedestrian priority across the frontage of 
the site and ensuring that a new minor access is not created which would introduce 
difficulties in terms of junction spacing.  

10.40 It is described that the access shall be gated, however, the position of the gates is not 
shown on the submitted Site Layout drawing (NL 2391_01_03_AC_002).  The position 
of gates is described within the Transport Statement as being 17m from carriageway 
and therefore reasonable to consider that the columns beneath undercroft area 
provide the gate mounting positions.  The set back is sufficient that any operation of 
the gate shall not interfere with the highway, nor shall vehicles waiting for gate 
operation obstruct the carriageway whilst undertaking this activity.  

10.41 The development proposals are considered by the Highway Authority to have a net 
impact of five additional vehicle movements in the weekday AM peak, and one 
additional vehicle movement in the weekday PM peak over and above the existing 
situation.  Such levels of additional vehicle movements would not result in a severe 
impact on the operation of the local highway network, nor operation of the signal 
controlled junction of Great North Road with A1000 / St Albans Road East / Hertford 
Road.  

10.42 In terms of sustainable transport, the site is well located within walking distance of a 
range of shops and services and benefits from immediate access to footways, 
cycleway and public transport.  It is observed that bus stops on Hertford Road exist 

Page 14



 

immediately adjacent to the site.  The site is also located within walking distance of 
Hatfield Rail Station, which is a major bus interchange and transport hub for the area.  
The site is therefore considered to be one of the most sustainable locations it the 
Borough given that it is highly accessible for local amenities and accessible to a 
number of modes of transport other than by use of a private car and.   

10.43 In terms of parking, paragraph 39 of the NPPF states that if setting local parking 
standards authorities should take into account the accessibility of the development, 
the type, mix and use of the development, availability of public transport; local car 
ownership levels and the overall need to reduce the use of high emission vehicles.  
Saved Policy M14 of the District Plan and the Parking Standards SPG use maximum 
standards and are not consistent with the NPPF and are therefore afforded less 
weight.  In August 2014 the Cabinet Housing and Planning Panel approved the Interim 
Policy for Car Parking Standards and Garage Sizes document.  This document 
identifies the car parking standards set out in the SPG Parking Standards as 
guidelines rather than maximums and states that parking provision will be assessed 
on a case by case basis. 

10.44 The Council’s Car Parking Standards SPG recommends 1.25 spaces for a    1-
bedoom flat and 1.5 spaces for a 2-bedroom flat in this area.  On this basis, 34 on-site 
parking spaces would typically be required for a residential development of this scale.  
In this case it is proposed to provide 20 parking spaces for residents, visitors and staff.  
Those allocated for residents will be subject to an annual charge.  This approach, 
common across McCarthy & Stone schemes, has been introduced both to reflect the 
typically low car ownership rates of elderly people and to discourage residents from 
owning a car unless they intend to use it. 

10.45 In this regard the application is supported by a detailed Transport Statement which 
sets out the applicant’s case that a reduced amount of parking space to serve the 
development is appropriate given the lower demand generated specifically by 
sheltered accommodation of this kind.  This evidence draws on the company’s 
experience in constructing numerous sheltered housing schemes across the country 
and profiling the typical resident of an apartment by McCarthy & Stone.  The 
independent research is attached as Appendix C of the Transport Statement and 
shows that residents typically own 0.59 cars per apartment, equating to a total of 14 
spaces for the proposed scheme.  The provision of 20 parking spaces on the site 
should therefore be adequate to accommodate parking demand within the site given 
the sustainable location of the site.   

10.46 Notwithstanding the above, on-street parking is permitted within Great North Road.  
Demand for on-street parking was high given the local employment opportunities in 
the area and proximity to Hatfield Station, however, recent prior approval consents 
have caused some office blocks to become housing and it is reasonable to expect any 
on-street parking demand may have reduced.  The Highway Authority have advised 
that any potential for overspill on-street parking is not considered shall have a 
prejudicial impact on the operation of the highway network.   

10.47 Paragraph 32 of the NPPF states that development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development 
are severe.  The proposal would not cause traffic congestion and the Highway 
Authority has raised no objections.  The Council’s Parking Services Team were also 
consulted and did not object to the proposed development.  Based on the information 
available, a severely harmful impact upon the parking capacity of the local highway 
network would not result. 
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10.48 On balance, given that accessibility by non-car modes of transport is excellent and a 
wide range of regularly required services and facilities are within a short walking 
distance, it is considered that the future residents of the development would not be 
dependent upon car ownership to meet most of their daily required needs.  Whilst 
some future residents are likely to be car owners, the consequence of this would not 
result in severely harmful impact on either the highway network or the living conditions 
of neighbouring occupiers.   

10.49 Subject to the mitigation measures to be secured through conditions, as referred to 
above, the proposal is considered to be acceptable and no objections are raised with 
regard to Policies M14 of the Welwyn Hatfield District Plan the SPG Parking 
Standards and the NPPF. 

5. Other material planning considerations 
 

i) Protected Species  
 

10.50 The presence of protected species is a material consideration, in accordance with the 
NPPF (paragraphs 118-119), Natural Environment & Rural Communities (NERC) Act 
2006 (section 40), Wildlife and Countryside Act 1981, Conservation of Habitats and 
Species Regulations 2010 (and amended) as well as Circular 06/05.  Furthermore, 
Policy R11 requires developments to contribute positively to biodiversity.  

10.51 A Bat Survey Report (by Greenlink Ecology, 20 July 2017) was submitted in support of 
this application.  A Preliminary Ecological Appraisal found no evidence of roosting 
bats; however a low number of potential suitable roosting features were identified and, 
following Bat Conservation Trust best practice guidelines, further surveys were 
recommended to inform the need for mitigation measures in relation to bats.  

10.52 The follow-up bat surveys were carried out during June and July 2017 and low 
numbers of Common Pipistrelle bats were recorded foraging and commuting across 
the site.  Low numbers of Common Pipistrelle bats were also recorded emerging from 
and re-entering an area near the dormer window on the eastern aspect of the 
property; consequently, the building is confirmed as having roost locations for 
Common Pipistrelle bats and these were assessed to be small, non-breeding, day 
roosts of low conservation significance.  

10.53 The development proposals, which include demolition, will result in the loss of known 
bat roosts.  However, suitable mitigation has been provided to safeguard bats and 
ensure their conservation status is maintained.  With these mitigation measures in 
place, the Local Planning Authority has sufficient information to deal adequately with 
bats from a planning perspective, and can apply and satisfy the third test of the 
Conservation of Habitats and Species Regulations 2010 (as amended) prior to 
determination.  

10.54 It is acknowledged that a European Protected Species (EPS) licence will be required 
to proceed lawfully.  Natural England may require a number of up-to-date activity 
surveys for a licence to be issued, consequently these need to be factored in to any 
development timescale.  

10.55 Hertfordshire Ecology were consulted and have advised that on the basis of the 
above, bats should not be regarded as a constraint to these development proposals 
and the application can be determined accordingly.  Subject to suggested conditions 
and informatives in accordance with Local Plan Policy R11 and the relevant 
paragraphs of the NPPF. 
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ii) Flood Risk / Surface Water Flooding 
 

10.56 A surface Water Drainage Assessment (carried out by RLT Engineering Consultants 
Ltd, 5th October 2017) was submitted with this application.  Having consulted the 
Hertfordshire County Council Flood Risk Management Team, no objections have been 
raised with regard to the impact on surface water flooding either on site or further 
afield and the proposed development has been found to be acceptable in principle, 
subject to suggested planning conditions in accordance with Local Plan Policy R7, 
R10 and the NPPF. 

10.57 iii) Planning obligations 

10.58 The three tests set out in Regulation 122(2) of the Community Infrastructure Levy 
(CIL) Regulations 2010 require S106 agreements to be: 

a) necessary to make the development acceptable in planning terms 
b) directly related to the development  
c) fairly and reasonably related in scale and kind to the development 

 
10.59 Regulation 123 of CIL Regulations states that a planning obligation may not constitute 

a reason for granting planning permission where the obligation provides for the 
funding or provision of an infrastructure project or type of infrastructure and five or 
more separate planning obligations for the funding or provision of that project or type 
of infrastructure have been entered into. 

10.60 The NHS initially sought contributions towards primary care, mental health, acute and 
community costs.  Officers have considered the evidence provided in justification of 
the contribution in the context of paragraph 204 of the NPPF and CIL Regulation 
123(3)(b)(ii).  Having done so, it is considered that fully justified contributions towards 
mental health may be acceptable in principle, however, the NHS have since confirmed 
that their request for a contribution towards the provision of mental health services 
has been withdrawn.  The request for contributions towards primary care, acute and 
community costs is not supported by enough detail to identify the precise impact of 
the proposed development on the service or that the contribution would be fairly and 
directly related to the impact.  

10.61 Hertfordshire County Council (Development Services and Highways) have confirmed 
that no planning obligations are sought in the instance.   

Conditions  

10.62 The National Planning Policy Guidance governs the use of conditions in planning and 
the power to impose conditions when granting planning permission is very wide.  If 
used properly, conditions can enhance the quality of development and enable many 
development proposals to proceed where it would otherwise have been necessary to 
refuse planning permission.  The objectives of planning, however, are best served 
when that power is exercised in such a way that conditions are clearly seen to be fair, 
reasonable and practicable.  Conditions should only be imposed where they are both 
necessary and reasonable, as well as enforceable, precise and relevant both to 
planning and to the development to be permitted. In considering whether a particular 
condition is necessary, both officers and members should ask themselves whether 
planning permission would have to be refused if that condition were not to be 
imposed. If it would not, then the condition needs special and precise justification. 
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11 Conclusion 

11.1 At the heart of the NPPF is a presumption in favour of sustainable development.  The 
NPPF outlines, in its introduction, three dimensions to sustainable development: 
economic, social and environmental.  These dimensions give rise to the need for the 
planning system to perform a number of roles.  Of particular relevance to this 
application is an economic role, among others, to ensure land is available in the right 
places to support growth; a social role to support strong, vibrant and healthy 
communities by providing the supply of housing required to meet the needs of present 
and future generations; as well as a an environmental role which includes protecting 
and enhancing the built environment.  

11.2 The NPPF does not require development to jointly and simultaneously achieve 
planning gain in each of the three considerations.  It is sufficient for all three to be 
considered and for a balance between benefit and adverse effects to be achieved 
across those three areas.  In this instance, the proposal makes effective and efficient 
use of a vacant site, the location of the development would be highly accessible for 
local amenities and public transport, and would provide additional accommodation in 
the area to support local shops and services, all in line with Paragraphs 30, 37, 58 
and 70 of the NPPF.  In addition, the development would have the potential to offer a 
greater range of accommodation which would have some social benefit and 
encourage diversification of community, as required by Paragraph 50 of the NPPF. 

11.3 The proposal would have an economic benefit during the construction phase and a 
limited social benefit through the provision of 21 windfall residential units making a 
valuable contribution to local housing supply; this is a clear benefit as it reduces 
pressure on housing land take elsewhere. 

11.4 Subject to planning conditions it is considered that the design of the development 
would adequately respect and relate to the character of the area.  Giving 
consideration to the scale of the proposal and its setting, it is considered that the 
amenity of the adjoining occupiers would be maintained to an acceptable level.  
Consequently, it is considered that the proposal affords benefits in all areas of 
sustainability and is in accordance with the aims and objectives of saved policies of 
the Welwyn Hatfield District Plan 2005, the adopted Supplementary Design Guidance 
and the relevant chapters of the National Planning Policy Framework. 

12 Recommendation 

12.1 It is recommended that planning permission be approved subject to the following 
conditions: 

1. No development shall take place until samples of the materials to be used in the 
construction of the external surfaces of the building hereby permitted have been 
submitted to and approved in writing by the Local Planning Authority.  The 
development must be implemented using the approved materials and subsequently, 
the approved materials must not be changed. 

 
REASON:  To ensure a satisfactory standard of development in the interests of visual 
amenity in accordance with the National Planning Policy Framework and Policy D1 
and D2 of the Welwyn Hatfield District Plan 2005. 
 

2. No development shall take place until a Construction Management Plan has been 
submitted to and approved in writing by the Local Planning Authority.  Thereafter the 
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construction of the development must only be carried out in accordance with the 
approved Plan.  The Construction Traffic Management Plan must include details of:  

a) Construction vehicle numbers, type, routing;  
b) Traffic management requirements;  
c) Construction and storage compounds (including areas designated for car 

parking);  
d) Siting and details of wheel washing facilities;  
e) Cleaning of site entrances, site tracks and the adjacent public highway;  
f) Provision of sufficient on-site parking prior to commencement of construction 

activities; and  
g) Post construction restoration/reinstatement of the working areas and any 

temporary access to the public highway.  

REASON: To ensure satisfactory provision to protect the residential amenity of 
adjoining occupiers and highway safety in accordance with Policy D1 of the Welwyn 
Hatfield District Plan 2005 and the National Planning Policy Framework. 

3. Notwithstanding the details indicated on the submitted drawings, no development 
shall take place until a detailed scheme for off-site highway improvement comprising 
removal of any access not required on the approved plans, and removal of bollards, 
signs and tactile as necessary to return exclusive use of the segregated pedestrian / 
cycle facilities on Hertford Road abutting the site to authorised users only, have been 
submitted to and approved in writing by the Local Planning Authority.  
 
REASON: To ensure that the highway improvement works are designed to an 
appropriate standard in the interest of highway safety and to protect the environment 
of the local highway corridor. 

 
4. Prior to the commencement of the development the applicant shall submit to, for 

approval by the Local Planning Authority, details of the noise levels in the external 
amenity areas in the form of an acoustic report.  The report shall include mitigation 
measures required to meet, so far as practicable, the 55dB World Health Organisation 
Community Noise Guideline Level.  The development must not be carried out and 
retained thereafter other than in accordance with the approved details.   

 
REASON:  To protect the residential amenity and living conditions of future occupier 
in accordance with Local Plan Policy R19 of the Welwyn Hatfield District Plan 2005 
and the National Planning Policy Framework.   

 
5. Prior to the commencement of the development the applicant shall submit to, for 

approval by the Local Planning Authority, details relating to noise from plant and 
equipment to be installed at the premises with evidence in the form of an acoustic 
report showing that noise emissions from plant and equipment will be 5dB (LAeq) 
below the background noise level (LA90) or, 10dB below the background noise level if 
the noise produced is tonal, at the nearest residential property (using the methodology 
outlined within BS4142:2014).   
 
REASON: To protect the residential amenity and living conditions of nearby occupiers 
in accordance with Policy R19 and D1 of the Welwyn Hatfield District Plan 2005 and 
the National Planning Policy Framework. 

 
6. Before the development hereby approved is brought into use, a manned measured 

noise survey must be carried out and a report of the findings submitted to and 
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approved in writing by the Local Planning Authority.  The noise survey must include 
reference to measured background noise level at monitoring locations agreed by the 
Local Planning Authority.  The noise emitted must be measured at 1.0m from the 
facade of the nearest residential premises to demonstrate that the noise emitted by 
the combined operation of all external building services plant hereby permitted does 
not exceed 5dB below the background noise level or, 10dB below the background 
noise level if the noise produced is tonal, at any time when the plant is operating. 
Measurement parameters must include the LA90, LAeq, LA Max and frequency 
analysis.  

 
Should the plant fail to comply with this condition at any time, it shall be switched off 
and not used again until it is able to comply.  The use of the equipment must not 
commence or re-commence until a fully detailed noise survey and report has been 
submitted to and approved in writing by the Local Planning Authority and approved 
mitigation measures such as acoustic screening or silencers have been implemented.  
The plant shall be serviced regularly in accordance with manufacturer’s instructions 
and as necessary to ensure that the requirements of the condition are maintained at 
all times. Should the plant and equipment fail to comply with this condition at any time, 
it shall be switched off and not used again until it is able to comply.  

 
REASON: To protect the residential amenity and living conditions of nearby occupiers 
in accordance with Policy R19 and D1 of the Welwyn Hatfield District Plan 2005 and 
the National Planning Policy Framework. 

 

7. Prior to the commencement of the development a detailed surface water drainage 
scheme for the site based on the approved drainage strategy and sustainable 
drainage principles, shall be submitted to and approved in writing by the Local 
Planning Authority.  The drainage strategy should demonstrate the surface water run-
off generated up to and including 1 in 100 year + climate change critical storm will not 
exceed the run-off from the undeveloped site following the corresponding rainfall 
event.  The development must not be carried out other than in accordance with the 
approved scheme.  The drainage scheme must include: 

 
a) Half drain down time for the proposed soakaway; 
b) Detailed engineered drawings of the proposed Sustainable Drainage System 

(SuDS) features including their size, volume, depth and any inlet and outlet 
features including any connecting pipe runs; and 

c) Final detailed management plan to include arrangements for adoption and 
any other arrangements to secure the operation of the scheme throughout its 
lifetime. 

 
REASON: To reduce the risk and impact of flooding by ensuring the satisfactory 
storage and disposal of surface water from the site and to ensure surface water can 
be managed in a sustainable manner in accordance with Policy R7 and R10 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy Framework. 

 
8. Prior to the commencement of the development a detailed management and 

maintenance plan for the proposed oversized pipes, permeable paving with sub-base 

and underground surface water attenuation features must be submitted to and approved 
in writing by the Local Planning Authority.  The management and maintenance plan 
must include an inspection timetable and any other measures necessary to ensure 
the efficient operation of the scheme throughout its lifetime. 
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REASON:  To ensure the drainage system is maintained throughout the lifetime of the 
development to an acceptable standard in accordance with Policy R7 and R10 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy Framework. 

 
POST-DEVELOPMENT COMMENCING 

9. The development hereby permitted must not be carried out other than in accordance 
with the approved surface Water Drainage Assessment carried out by RLT 
Engineering Consultants Ltd, report number 160801, revision C,  dated 5th October 
2017 and the following mitigation measures detailed within the Drainage Statement 
report: 
 

a) Providing storage to ensure no increase in surface water run-off volumes for all 
rainfall events up to and including the 1 in 100 year plus climate change event 
providing a minimum of 56 m3 (or such storage volume agreed with the LLFA) 
of storage volume provided in aquacell tank and the additional storage within 
permeable paving and oversized pipes; and  

b) Disposal of surface water from the private drainage system via infiltration.  
 

The mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the timing arrangements embodied within the 
scheme, or within any other period as may subsequently be agreed in writing by the 
Local Planning Authority. 

 
REASON:  To reduce the risk and impact of flooding by ensuring the satisfactory 
storage and disposal of surface water from the site and to ensure surface water can 
be managed in a sustainable manner in accordance with Policy R7 and R10 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy Framework. 

 

10. The development hereby permitted must not be carried out other than in accordance 
with the approved Bat Survey Report by Greenlink Ecology, dated 20th July 2017 and 
the mitigation measures detailed within the report. 

 
 REASON:  To ensure the development contributes to the Government’s commitment 

to halt the overall decline in biodiversity and to provide net gains where possible as set 
out in the National Planning Policy Framework 

  
11. All planting seeding or turfing and soil preparation comprised in the approved details 

of landscaping must be carried out in the first planting and seeding season following 
the occupation of the buildings, the completion of the development, or in agreed 
phases whichever is the sooner: and any plants which within a period of five years 
from the completion of the development die, are removed or become seriously 
damaged or diseased must be replaced in the next planting season with others of 
similar size and species, unless the Local Planning Authority gives written consent to 
any variation.  All landscape works must be carried out in accordance with the 
guidance contained in British Standards 8545: 2014. 

 
REASON:  To ensure proper implementation of the agreed landscape details in the 
interest of the amenity value of the development in accordance with Policy D8 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy Framework. 
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PRIOR TO OCCUPATION 
 

12. No part of the development hereby approved shall be occupied until the car park, and 
turning areas have been laid out, surfaced, demarcated and drained in accordance 
with details which have been submitted to and approved in writing by the Local 
Planning Authority. 

REASON:  To ensure that adequate vehicular access is provided prior to occupation 
in the interests of highway safety and in accordance with Policy M14 of the Welwyn 
Hatfield District Plan 2005 and the National Planning Policy Framework. 

13. No floodlighting or other form of external lighting shall be installed unless it is in 
accordance with details which have previously been submitted to and approved in 
writing by the Local Planning Authority.  Such details shall include location, height, 
type and direction of light sources and intensity of illumination.  Any lighting which is 
so installed shall not thereafter be altered without the prior consent in writing of the 
Local Planning Authority other than for routine maintenance which does not change its 
details. 
 
REASON:  To protect the amenity and living conditions of future occupiers of the site 
and existing residential properties in the near vicinity to the development in 
accordance with Local Plan Policies D1 and R20 of the Welwyn Hatfield District Plan 
2005 and the National Planning Policy Framework.   
 

14. The development hereby permitted shall be used for Class C3 dwellinghouse[s] only 
and notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking or re-enacting 
that Order with or without modification), no development within Schedule 2, Part 3, 
Class L shall take place. 
  
 REASON:  The Article 4 Direction covering Hatfield removes the Class I permitted 
development rights to move from a use falling within Class C3 (dwellinghouses) to a 
use falling within Class C4 (Houses in Multiple Occupation) and to enable the Local 
Planning Authority to fully consider the effects of development normally permitted by 
the Town and Country Planning (General Permitted Development) Order 2015 to 
maintain mixed, balanced, sustainable and inclusive communities and in the interests 
of residential and visual amenity in accordance with the Houses in Multiple 
Occupation Supplementary Planning Document 2012 and Policies GBSP2, D1 and 
D2 of the Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

 
15. The occupation of the accommodation hereby approved shall be limited to persons 

aged 60 years and over, with the exception of any partner or a widow or widower of 
such a person who shall be aged 55 years and over, unless otherwise agreed in 
writing by the Local Planning Authority. 

 
REASON:  For the avoidance of doubt as to the extent of permission granted. The 
application has been determined on the basis that the residential units will be 
occupied by the elderly and the development is not considered suitable for general 
residential occupation. 
 

16. The development/works shall not be started or completed other than in accordance 
with the approved plans and details: 
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Plan Number Rev 
Number 

Details Received 
Date 

NL_2391_01_03_AC_011  Planning Perspective 1 June 2017 
NL_2391_01_03_AC_003  Streetscenes 1 June 2017 
NL_2391_01_03_AC_005  Proposed Elevations 2 of 2 1 June 2017 
NL_2391_01_03_AC_004  Proposed Elevation 1 of 2 1 June 2017 
NL_2391_01_03_AC_010  Proposed Roof Plan 1 June 2017 
NL_2391_01_03_AC_008  Second Floor Layout 1 June 2017 
NL_2391_01_03_AC_009  Third Floor Layout 1 June 2017 
NL_2391_01_03_LA_001  Landscape Planning Layout 1 June 2017 
NL_2391_01_03_AC_007  Proposed First Floor Layout 1 June 2017 
NL_2391_01_03_AC_006  Proposed Ground Floor 

Layout 
1 June 2017 

NL_2391_01_03_AC_002  Planning Site Layout 1 June 2017 
9288/01 A Tree Constraints Plan 1 June 2017 
9288/02 0 Tree Protection Plan 1 June 2017 
NL_2391_01_03_AC_016  Existing Building Elevations 22 June 2017 
NL_2391_01_03_AC_001 A Location & Block Plan 23 Nov 2017 

 
REASON:  To ensure that the development is carried out in accordance with the 
approved plans and details. 

 
Summary of reasons for grant of permission 
The decision has also been made taking into account, where practicable and appropriate 
the requirements of paragraphs 186-187 of the National Planning Policy Framework and 
material planning considerations do not justify a decision contrary to the development plan 
(see Officer’s report which can be inspected at these offices). 

Informatives 
 

1. INF6 Street Numbering 
 

2. The planning authority has determined the application on the basis of the information 
available to it but this does not warrant or indicate that the application site is safe or 
stable or suitable for the development proposed, or that any nearby land is structurally 
stable. The responsibility for safe and suitable development rests upon the developer 
and/or land owner and they should take expert advice from properly qualified experts 
to ensure that the historic chalk mining activities in the area will not adversely affect 
the development. 
 

3. This permission does not convey any consent which may be required under any 
legislation other than the Town and Country Planning Acts. Any permission required 
under the Building Regulations or under any other Act, must be obtained from the 
relevant authority or body e.g. Fire Officer, Health and Safety Executive, Environment 
Agency (Water interest etc. Neither does this permission negate or override any 
private covenants which may affect the land. 

 

4. Biodiversity enhancements should be considered and could be in form of bat and bird 
boxes in trees, integrated bat roost units (bricks and tubes) in buildings, refuge 
habitats (e.g. log piles, hibernacula) for reptiles at the site boundaries, green roofs, 
wildflower / wetland / pond areas, etc.  These should be considered at an early stage 
to avoid potential conflict with any external lighting plans.  Advice on type and location 
of habitat structures should be sought from an ecologist. 
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5. It is an offence to take or disturb the breeding or resting location of protected species 
and precautionary measures should be taken to avoid harm where appropriate.  If 
protected species, or evidence of them, is discovered during the course of any 
development, works should stop immediately and advice sought as to how to 
proceed.  This may be obtained from Natural England (0300 060 3900) or a suitably 
qualified ecological consultant.  
 

6. The removal of trees and shrubs should be avoided during the bird breeding season 
(March to September inclusive).  If this is not possible then a search of the area 
should be made by a suitably experienced Ecologist and if active nests are found, 
then clearance must be delayed until the nesting period has finished.  
 

7. The applicant is advised that the storage of materials associated with the construction 
of this development should be provided within the site on land which is not public 
highway, and the use of such areas must not interfere with the public highway.  If this 
is not possible, authorisation should be sought from the Highway Authority before 
construction works commence.  Further information is available via the website 
http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 0300 
1234047.  
 

8. It is an offence under section 137 of the Highways Act 1980 for any person, without 
lawful authority or excuse, in any way to wilfully obstruct the free passage along a 
highway or public right of way.  If this development is likely to result in the public 
highway or public right of way network becoming routinely blocked (fully or partly) the 
applicant must contact the Highway Authority to obtain their permission and 
requirements before construction works commence.  Further information is available 
via the website http://www.hertsdirect.org/services/transtreets/highways/ or by 
telephoning 0300 1234047.  
 

9. It is an offence under section 148 of the Highways Act 1980 to deposit mud or other 
debris on the public highway, and section 149 of the same Act gives the Highway 
Authority powers to remove such material at the expense of the party responsible.  
Therefore, best practical means shall be taken at all times to ensure that all vehicles 
leaving the site during construction of the development are in a condition such as not 
to emit dust or deposit mud, slurry or other debris on the highway.  Further information 
is available via the website http://www.hertsdirect.org/services/transtreets/highways/ 
or by telephoning 0300 1234047.  
 

10. All works and ancillary operations which are audible at the site boundary, or at such 
other place as may be agreed with the Council, shall be carried out only between the 
hours of: 8.00am and 6.00pm on Mondays to Fridays 8.00am and 1.00pm Saturdays 
and at no time on Sundays and Bank Holidays. 
 

11. The best practicable means, as defined in section 72 of the Control of Pollution Act 
1974, to reduce noise to a minimum shall be employed at all times. 
 

12. All plant and machinery in use shall be properly silenced and maintained in 
accordance with the manufacturers’ instructions. 
 

13. All compressors shall be sound reduced models, fitted with properly lined and sealed 
acoustic covers, which shall be kept closed whenever the machines are in use.  All 
ancillary pneumatic percussive tools shall be fitted with mufflers or silencers of the 
type recommended by the manufactures. 
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14. All machines in intermittent use shall be shut down during intervening periods 
between work, or throttled down to a minimum.  Noise emitting equipment, which is 
required to operate continuously, shall be housed in suitable acoustic enclosures. 
 

15. Items of plant and equipment shall be maintained in good condition so that 
extraneous noise from mechanical vibration, squeaking or creaking is reduced to a 
minimum.   
 

16. All pile driving shall be carried out by a recognised noise reducing system. 
 

17. Where practical, rotary drills and bursters, actuated by hydraulic or electric power 
shall be used for excavating hard material. 
 

18. In general, equipment for breaking concrete and the like shall be hydraulically 
actuated. 
 

19. BS 5228 Noise Control on Construction Sites should be referred to for guidance in 
respect of all work carried out by the developer, their main contractor and any sub 
contractors. 
 

20. Any emergency deviation from these conditions shall be notified to the Council without 
delay. 
 

21. All efforts shall be made to reduce dust generation to a minimum. 
 

22. Stock piles of materials for use on the site or disposal that are likely to generate dust, 
shall be sited so as to minimise any nuisance to residents or neighbouring 
businesses.  Materials for disposal shall be moved off site as quickly as possible. 
 

23. Water sprays shall be used, as and when necessary, to reduce dust from particularly 
“dusty” activities or stock piles. 
 

24. You are advised to contact the Health and Safety Executive in order to ensure that all 
regulations, licensing, etc is carried out in order to comply with the requirements of the 
Health and Safety at Work etc Act 1974. 
 

25. You are advised to contact the Public Health and Protection Department of the 
Governance Directorate on 01707 357242 in order to ensure that all regulations, 
licensing, etc is carried out in order to comply with the requirements of the Food 
Safety and Hygiene (England) Regulations 2013. 

 
Mark Peacock (Development Management) 
Date: 20/11/2017 
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Part I 
Executive Member: Councillor Perkins 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DEVEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 
  
6/2017/2064/FULL 
 
11 AND 11A HOLLY CLOSE HATFIELD AL10 9JB 
 
CONVERSION OF EXISTING 6-BEDROOM DWELLING AT 11 HOLLY CLOSE INTO 
TWO SELF-CONTAINED 2-BEDROOM FLATS 
 
APPLICANT: Dr Mahmmud 
 
AGENT: Mr Ravi 
               (Hatfield South West) 
 
1 Site Description 

1.1 The application site is situated on the western side of Holly Close and 
accommodates a mid-terrace dwelling with front and rear gardens.  The 
surrounding area and street scene are residential in character and contain dwellings 
similar in respect of both size and appearance.  The property is one of a group of 
dwellings which form part of an originally planned residential area of Hatfield Town 
dating from the 1950’s.  

1.2 A small one bedroom dwelling (11a Holly Close) which adjoins the north side of the 
application property was erected following the grant of planning permission in 2004 
under reference S6/2004/0330/FP.  The same application also included permission 
for a part two storey, part single storey rear extension to the application property to 
form a five bedroom dwelling.  Nos.11 and 11a share a vehicular access and a 
block paved area to the front of the property which provides off street parking for up 
to five cars.  
 

2 The Proposal 
 

2.1 Planning permission is sought for the conversion of the existing 6-bedrrom house 
into two self-contained 2-bedroom flats.  The proposal does not include any 
extensions or alterations to the external appearance of the building.   

2.2 No.11 and 11a benefit from private rear gardens, albeit the garden serving No.11a 
is very small and awkward in shape.  It is proposed to realign the boundary fence 
with the aim of providing a functional garden for both No.11a (45sqm) and the 
ground floor flat (56sqm).   

2.3 In terms of car parking, there are 5 existing parking spaces within the site boundary 
which would be retained.  The proposal does not include any amendments to the 
sites access arrangements.  
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3 Reason for Committee Consideration 

3.1 The application is presented to Development Management Committee because 
Councillor James Broach has called it in for the following reason: 

“Parking is already a nightmare in this part of Hatfield - which was best 
documented by an ambulance being unable to reach a patient due to the chaotic 
parking in this area. Any further traffic, including construction traffic, could 
exacerbate this.” 

4 Relevant Planning History 

4.1 Application Number: 6/2017/0090/FULL  
Decision: Refused 
Decision Date: 26 May 2017 
Proposal: Conversion of existing dwelling at 11 Holly Close into two self contained 
2-bed flats and extension of front porch 
Summary of reason for refusal of planning application 6/2017/0090/FULL: The 
proposed alterations to the porch would result in overdevelopment of the site, out of 
keeping with the character of the area contrary to policies D1 and D2 of the Welwyn 
Hatfield District Plan 2005 and Supplementary Design Guidance 2005 (Statement of 
Council Policy). 

 

4.2 Application Number: S6/2015/1179/FP 
Decision: Granted 
Decision Date: 13 October 2015 
Proposal: Change of use from nil use to dwelling (C3) 
 

4.3 Application Number: S6/2013/2313/LUE  
Decision: Refused  
Decision Date: 22 November 2013 
Proposal: Certificate of lawfulness for existing use of House in Multiple Occupation (C4) 

 
4.4 Application Number: S6/2013/0743/FP 

Decision: Refused  
Decision Date: 10 October 2013 
Proposal: Change of use from a dwellinghouse (Use Class C3) to a six bedroom house in 
multiple occupation (Use Class C4) 

 
4.5 Application Number: S6/2012/2415/FP 

Decision: Refused  
Decision Date: 16 January 2013 
Proposal: Change of use from eight bedroom dwelling house (use class C3) to an eight 
bedroom Large House in Multiple Occupation (Sui Generis) 
 

4.6 Application Number: S6/2012/1198/FP 
Decision: Granted  
Decision Date: 16 October 2012 
Proposal: Retention of single storey rear extension 

 
4.7 Application Number: S6/2004/0330/FP 

Decision: Granted 
Decision Date: 24 May 2004 
Proposal: Erection of two storey extension to existing dwelling and one new dwelling 
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5 Relevant Planning Policy 

5.1 National Planning Policy Framework, March 2012 
 
5.2 Welwyn Hatfield District Plan, April 2005 

 
5.3 Supplementary Design Guidance, February 2005  

5.4 Supplementary Planning Guidance, Parking Standards, January 2004 

5.5 Interim Policy for Car Parking Standards and Garage Sizes, August 2014 

6 Site Designation  

6.1 The site lies within the town of Hatfield as designated in the Welwyn Hatfield District 
Plan 2005.  

7 Representations Received  

7.1 Neighbouring occupiers were consulted by way of letter.  Two objections have been 
have been received which may be summarised as: 

 The property is being used as a hotel 

 Proposed flats could be occupied by eight people 

 Potential to be used as a HMO 

 Parking is a major issue and this development will only make matters worse 
 

8 Consultations Received  

8.1 The following have responded advising that they have no principle objections to the 
proposal: 

8.2 Hertfordshire County Council Transport Programmes and Strategy (HCCTPS) 
– does not wish to restrict the grant of planning permission. 

8.3 Welwyn Hatfield Borough Council Client Services (WHBC) – This development 
can be incorporated into the existing Alternate Refuse and Recycling Collections 
(ARRC).  

8.4 Councillor Kieran Thorpe – “I object to this application as it has caused deep 
concern among local residents due to the significant loss of amenity this would 
represent. By converting it into 2x2 bed flats, the proposal could potentially house 
up to eight occupants - which is completely out of keeping with the local area, both 
in terms of numbers, and the fact this this site is surrounded by houses, not by flats. 
A HMO would not be acceptable in this area as there are already well over the 
acceptable amount in the local radius, without considering there are many more that 
the Council does not seem to be aware of. Holly Close is a narrow street already 
overpopulated with parked vehicles. We have had no success in requested the 
Council implement a permit parking scheme to alleviate this, and it is difficult to 
envisage when or if this will happen. Emergency service vehicles have already 
been unable to attend this street and surrounding streets. There is little point 
looking at bin storage solutions if they will frequently be unable to be emptied. 
There are long and well documented issues with the owners/managers of this 
property breaking planning rules, ignoring enforcement action and failing to behave 
in a responsible manner. Whilst possibly not a planning reason, it is clear that local 
residents are right to be deeply concerned with this application. Despite repeated 
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warnings, this property continues to be advertised on booking.com as a hotel. If the 
Council effectively allows such flagrant disregard of the planning process by 
accepting this deeply unacceptable and concerning application, I would find it 
difficult to retain any faith in the planning process, or the reasoning behind it.” 

9 Town / Parish Council Representations 

9.1 Hatfield Town Council – “This application will cause significant loss of amenity, by 
converting it into 2x2 bed flats, the proposal could potentially house up to eight 
occupants - which is completely out of keeping with the local area, both in terms of 
numbers, and the fact this this site is surrounded by houses, not by flats. An HMO 
would not be acceptable in this area as it is already well over the acceptable 
amount in the local radius, without considering there are many more that the 
Council is not aware of as they are not registered with the Landlord Scheme. Holly 
Close is a narrow street already overpopulated with parked vehicles. There is no 
permit parking scheme currently in place to alleviate the problem parking, and it is 
difficult to envisage when or if this will happen. Emergency service vehicles have 
already been unable to attend this street and surrounding streets. There is little 
point looking at bin storage solutions if they will frequently be unable to be emptied 
as vehicles cannot go down the road due to parked cars. There are long and well 
documented issues with the owners/managers of this property breaking planning 
rules, ignoring enforcement action and failing to behave in a responsible manner. 
This property advertised today on Booking.com as having 2 x 2 hotel rooms 
available for £80 per night” 

10 Analysis 

10.1 The issues to be considered are as follows: 

1. The principle of the development (Local Plan Policies GBSP2, SD1, R1, 
H1, H2, H3, H4 & NPPF) 

2. Quality of design and impact on the character and appearance of the 
area (Local Plan Polices H4, D1, D2, SDG & NPPF) 

3. Quality of design with particular regard to the residential amenity and 
living conditions of neighbouring occupiers and future occupiers (H4, 
D1, R19, SDG & NPPF) 

4. Access, impact on the highway network and parking provision (Local 
Plan Polices H4, M14, SPG & NPPF) 

5. Other material planning considerations 
i)   House in multiple occupation 
ii) Letting for short-term accommodation 
iii) Refuse and recycling storage   
iv) Landscaping  
v) Restrictive covenants 

 
Background 

10.2 The house was used as an eight-bedroom House in Multiple Occupation (HMO) in 
the period leading up to the date when an enforcement notice was issued on the 11 
November 2013.  The enforcement notice was upheld by the Planning Inspectorate 
on the 20 October 2014.  Exactly when occupation by eight persons started (as 
opposed to a smaller number) is not clear but seems to have been some time after 
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alterations were made to the property in 2010.  Before then, apparently from 2009, 
the house was evidently used as an HMO, but not with as many as eight occupiers.  
Even though there had evidently been some multiple occupancy in the past by 
smaller numbers of people, the use of the property as an eight-bedroom HMO was 
unlawful. 
 

10.3 In the absence of precise historical details, the Planning Inspector concluded that is 
quite likely that by the time of application S6/2013/0743/FP in April 2013 the 
property had lost all use rights, since the existence of an intervening use (whether 
lawful or unlawful) usually indicates abandonment of a previous use.  In the 
circumstances the Inspector judged it appropriate to assess the case on the basis 
that it was a change of use from “nil use” to use as an HMO for occupation by six 
persons.  The appeal against refusal of planning permission was subsequently 
dismissed resulting in the application site having a nil use. 
 

10.4 Planning permission was granted in October 2015, under reference 
S6/2015/1179/FP, to the return of the application site to its historical use as a 
dwellinghouse falling within Use Class C3 with six bedrooms.   
 

10.5 An almost identical application to the current proposal at this site was refused by 
the Development Management Committee in May 2017 and the only reason for 
refusal given was as follows: 

“The proposed alterations to the porch would result in overdevelopment of 
the site, out of keeping with the character of the area contrary to policies D1 
and D2 of the Welwyn Hatfield District Plan 2005 and Supplementary Design 
Guidance 2005 (Statement of Council Policy)” 

10.6 The current application seeks to address this previous reason for refusal with 
regard to the porch, but is identical in all other respects.  Therefore, whilst it is 
acknowledged that there are other concerns regarding this particular site, these are 
issues which have previously been considered by the Development Management 
Committee and found to be acceptable.  It would not normally be appropriate for the 
Development Management Committee to introduce new reasons for refusal of an 
otherwise identical scheme unless there has been a material change in 
circumstances. 

1. The principle of the development  
 

10.7 Local Plan Policy SD1 states that development proposals will be permitted where it 
can be demonstrated that the principles of sustainable development are satisfied 
and that they will accord with the objectives and policies of the Local Plan.  Policy 
R1 requires development to take place on previously developed land and Policy 
GBSP2 directs new development into the existing towns and specified settlements 
within the district.  These objectives are consistent with the National Planning Policy 
Framework (NPPF) which encourages the provision of more housing and the 
effective use of land by reusing land that has been previously developed provided 
that it is not of high environmental value.  At the heart of the Framework is a 
presumption in favour of sustainable development, which should be seen as a 
golden thread running through decision-taking. 

10.8 Policy H3 deals with loss of residential accommodation and states that planning 
permission will not be granted for redevelopment which would result in the net 
reduction in the number of dwellings within the district.  The policy does not deal 
specifically with the loss of ‘family homes’.  In this case, the proposed conversion of 
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the existing single dwelling to form two self-contained flats would result in a net 
increase of one dwelling and therefore accords with Policy H3 of the Welwyn 
Hatfield District Plan.   
 

10.9 Policy H4 outlines that the Council will generally support applications for the 
conversion of large residential units to provide smaller self-contained units provided 
that it does not result in a development that is detrimental to the appearance of the 
application building and the visual amenity of the area; would not adversely affect 
the amenity of neighbouring residential properties; and would provide appropriate 
amenity space.  These issues are discussed below. 

 
10.10 The application site currently hosts a two storey six bedroom mid-terrace dwelling 

located within the Town of Hatfield.  The application site is also located within an 
area which is accessible by non-car modes of transport and where there are 
services and facilities available within walking distance of the site.  Furthermore, 
there are no known physical or environmental constraints at this site.  Based on the 
above, the proposal would not be in contradiction with Local Plan Polices SD1, R1, 
GBSP2, H2, H4 and the NPPF subject to an assessment of the scheme against the 
principles of sustainable development saved policies governing residential 
development which are considered below. 

2. Quality of design and impact on the character and appearance of the area 
 

10.11 In addition to Policy GBSP2, H2 and H4 outlined above, Local Plan Policies D1 and 
D2 aim to ensure a high quality of design and to ensure that development respects 
and relates to the character and context of the locality, maintaining and where 
possible enhancing the character of the existing area.  These policies are expanded 
upon in the Council’s Supplementary Design Guidance (SDG) which requires the 
impact of a development to be assessed giving regard to the bulk, scale and design 
of the proposal and how it harmonises with the existing building and area.   

10.12 The proposal does not include any extensions or alterations to the external 
appearance of the building.   

10.13 Concerns have been raised regarding the changing character of the area due to the 
loss of family homes and the development of flats.  However, there is no policy 
which refers to types of occupancy, or guidance in respect of the form or pattern of 
development, other than in terms of overall design and harmonisation.   

10.14 Whilst there are concerns that this development could set a precedent which could 
have a cumulative and detrimental effect on local character, it is noted that no 
similar sites or applications to which this might apply have been put forward within 
Holly Close.  Furthermore, each application is considered on its own merits and a 
generalised fear of precedent can only be given very limited weight in the 
consideration of this planning application. 

10.15 In addition, the proposed development complies with Paragraph 50 of the NPPF 
which states that housing development should respond to future demographic 
needs and market trends. 

10.16 As reasoned above, the development would be compatible with the character of this 
part of Hatfield, and therefore there would be no conflict with either the Local Plan 
or the NPPF. 
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3. Quality of design with particular regard to the residential amenity and 
living conditions of neighbouring occupiers and future occupiers 

10.17 There would be no impact upon the living conditions or residential amenity of the 
occupiers of neighbouring properties in terms of overlooking, loss of light or 
overbearing impact.  

10.18 In regards to the use, and the potential intensification of the use of the property as 
residential, it is notable that the number of bedrooms within the building would be 
reduced from six to four.   

10.19 In terms of the potential for the proposal to result in additional noise disturbance to 
the occupiers of the adjoining property, whilst the use may intensify to some degree 
due to the separate units, this increase would not result in additional generation 
beyond what would be expected as reasonable noise within a residential 
environment.  In addition, the potential for a small increase in the total number of 
car journeys and the associated noise from vehicles would be relatively small in 
comparison to the total amount of vehicles which use Holly Close.  Therefore, the 
increase in visitors is unlikely to have any material impact on neighbour amenity in 
comparison to the existing situation.  It should be noted that noise disturbance from 
anti-social behaviour is covered by other legislation and therefore can only be given 
very limited weight in the consideration of this planning application.   

10.20 The resulting increased density of the site is not considered to be substantial and 
the potential for additional noise or disturbance as a result would not be sufficient to 
justify a refusal on this basis alone.  In this respect, no objections are raised with 
regard to Local Plan Policy H4, D1 and R19.   

10.21 Turning to the amenity of future occupiers of the proposed flats, it is a core planning 
principle of the NPPF that decisions should always seek to secure high quality 
design and a good standard of amenity for all existing and future occupants of land 
and buildings.  This is part of the requirement for good design to contribute 
positively to making places better for people as set out in Part 7 of the NPPF. 
 

10.22 Policies H4 and D1 and the Supplementary Design Guidance do not give specific 
dimensions for provision of amenity space but require provision to be appropriate 
for the location and function.  No.11 and 11a benefit from private rear gardens, 
albeit the garden serving No.11a is very small and awkward in shape.  It is 
proposed to realign the boundary fence to provide a functional garden for both 
No.11a (45sqm) and the ground floor flat (56sqm).  The first floor flat would have no 
immediate access to open space, however, this would not necessarily provide 
unacceptable living conditions for occupiers who are content with this nature and 
location of accommodation.  On this basis it is considered that the proposal would 
afford a satisfactory living accommodation for the future occupants of the flats and 
No.11a in accordance with stated policies. 
 
 
 
 
4. Access, impact on the highway network and parking provision 

10.23 In terms of access arrangements, no objection has been raised by Hertfordshire 
County Council.  There have been no accidents reported in the previous five years 
relating to the site.  The proposal does not include any amendments to the sites 
access arrangements, nor is the development likely to impact on highway visibility.  
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The addition of a dwelling is unlikely to result in a material impact to highway 
capacity on the local network and as such it is unlikely that the development will 
result in a material impact to highway capacity or safety. 

10.24 Car parking standards are set out within the Council’s Supplementary Planning 
Guidance Parking Standards, adopted in January 2004 (the SPG Parking 
Standards).  In August 2014 the Cabinet Housing and Planning Panel approved the 
Interim Policy for Car Parking Standards and Garage Sizes document.  This 
document identifies the car parking standards set out in the SPG Parking Standards 
as guidelines rather than maximums and states that parking provision will be 
assessed on a case by case basis. 

10.25 Nos.11 and 11a Holly Close share a vehicular access and a block paved area to the 
front of the property.  This area provides off street parking for up to 5 cars which 
can be independently accessed.   

10.26 The Council’s Car Parking Standards SPG recommends 1.5 off street spaces for a 
2-bedroom flat in this area.  On this basis, 3 on-site parking spaces would typically 
be required for the proposed conversion, which is the same as the existing 6-
bedroom house.  

10.27 No.11a is a 1-bedroom property for which 1.25 spaces are recommended.  
Therefore, the total recommended parking provision for the resultant 3 residential 
units would be 4.25 spaces, which can be rounded up to 5 spaces.   

10.26 There are 5 existing parking spaces within the site boundary which are to be 
retained.  The proposal therefore accords with Council’s Parking Standards and 
Policy M14 of Welwyn Hatfield District Plan.  A planning condition is suggested to 
ensure that the provision of a parking space for both No.11 and No.11A is retained 
permanently.   

 
10.28 In terms of cycle storage, the Parking Standards SPG identifies a requirement for 

one long term secure cycle storage space per residential unit.  Although cycle 
storage is shown on the Proposed Site Plan, only limited details have been 
provided.  A planning condition is therefore suggested requiring further details with 
regard to the design of the cycle store to be submitted to and approved in writing by 
the Local Planning Authority in accordance with Policies M14, D1 and D2 of the 
District Plan 2005. 

5. Other material planning considerations    
 

i) House in multiple occupation 

10.29 Since 12th January 2012, there has been an Article 4 Direction covering the whole 
of Hatfield removing permitted development rights for change of use from C3 
(Dwellinghouse) to C4 (Houses in Multiple Occupation).  The rationale for the 
Direction is detailed within the Houses in Multiple Occupation, Supplementary 
Planning Document, February 2012. 
 

10.30 As a result of the Direction, it is considered appropriate and reasonable to a apply 
condition to ensure that the development, which has been assessed and 
determined on the basis of being in C3 use is not first occupied within C4 use, over 
which the Council would have no control. It is also reasonable to remove permitted 
development rights for a change of use from a C3 dwellinghouse to a C4 HMO.  It is 
therefore recommended that conditions are attached. 
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ii) Letting for short-term accommodation 
 

10.31 In March this year the Council received a complaint that the application property 
was being used as a bed and breakfast.  Similar claims relating to short-term letting 
or a hotel use have been received in response to this application.  Having reviewed 
the response from the completed Planning Contravention Notice which was served 
on the owner of the property, the Council’s Enforcement Officer has determined that 
further investigation into the current use of the property is required in order to 
identify whether there is currently a breach of planning control at 11 Holly Close.  

iii) Refuse and recycling storage   
 

10.32 The introduction of ‘wheelie bins’ and recycling boxes has led to problems with the 
storage of these containers.  The proliferation of bins can create a considerable 
amount clutter which in turn has a harmful impact upon the visual amenity of the 
streetscene and the character of the area contrary to Local Policies D1 and D2.  
Inappropriate storage of bins on the highway can also disrupt pedestrian and the 
traffic movements.   

10.33 Consideration must be given not only to the provision of bin stores, but also to 
whether or not householders are likely to feel adequately encouraged to make 
consistent use of these areas.  In this case the Proposed Site Plan shows the 
storage of bins to the front of the site against the existing boundary hedge.  There is 
space available around the storage area to provide a screen, or a timber enclosure 
or similar.  This would not only protect the visual amenity of the streetscene but 
would also encourage occupants to return the bins to the designated area.  A 
planning condition is therefore suggested requiring details of the design of the bin 
store to be submitted to and approved by the Local Planning Authority in 
accordance with Policies D1, D2 of the District Plan 2005. 

iv) Landscaping  

10.34 Local Plan Policy D8 requires landscaping to form an integral part of the overall 
design, and in this respect the high quality design required by Policy D1 and D2 
would again be relevant.  Landscaping is important in order to protect and maintain, 
or ideally enhance, the existing character of the area and to reduce the visual and 
environmental impacts of the development.  It is important that an appropriate 
balance between hard and soft landscaping is maintained and the Council will aim 
to ensure that a proportion of the site frontage is retained as landscaped ‘greenery’ 
to reduce the visual prominence of hard surfacing and parked vehicles.  In this 
case, whilst no planting of significant amenity value would be affected by the 
proposed development, the existing boundary hedge which encloses much of the 
front of the site is considered to have significant value in terms of visual amenity 
and the character of the area to warrant protection.  A condition is therefore 
suggested requiring the retention of the existing hedge to maintain the character of 
the area and to reduce the visual and environmental impacts of additional parking 
and bin storage.  

10.35 In terms of boundary treatments and landscaping within the rear gardens which 
would serve the ground floor flat and 11a, only limited landscaping details have 
been provided.  Therefore, conditions are also suggested requiring these details to 
be approved and implemented for the benefit of future occupiers in accordance with 
Policies GBSP2, D1, D2 and D8 of the Welwyn Hatfield District Plan 2005.  
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v) Restrictive covenants 

10.36 Matters relating land ownership and restrictive covenants are not protected by 
planning legislation and therefore carry little weight in determining planning 
applications.  An informative is suggested so that the applicant is aware that 
planning permission does not convey any consent which may be required under 
any legislation other than the Town and Country Planning Acts.   

Conditions  

10.37 The National Planning Policy Guidance governs the use of conditions in planning 
and the power to impose conditions when granting planning permission is very 
wide.  If used properly, conditions can enhance the quality of development and 
enable many development proposals to proceed where it would otherwise have 
been necessary to refuse planning permission.  The objectives of planning, 
however, are best served when that power is exercised in such a way that 
conditions are clearly seen to be fair, reasonable and practicable.  Conditions 
should only be imposed where they are both necessary and reasonable, as well as 
enforceable, precise and relevant both to planning and to the development to be 
permitted. In considering whether a particular condition is necessary, both officers 
and members should ask themselves whether planning permission would have to 
be refused if that condition were not to be imposed. If it would not, then the 
condition needs special and precise justification. 

11 Conclusion 

11.1 The proposed development represents an appropriate form of development which 
would provide and satisfactory level of accommodation for its future occupants, 
would not negatively impact upon the character and context of the area, respects 
the amenity of the occupiers of adjoining premises and provides sufficient parking 
while promoting sustainable methods of transportation.  Accordingly, subject to 
suggested conditions, the proposal complies with Policies SD1, H2, H4, R1, 
GBSP2, D1, D2, D8 and M14 of the Welwyn Hatfield District Plan 2005, the 
Supplementary Design Guidance Statement of Council Policy 2005 and relevant 
parts of the National Planning Policy Framework 2012.     

12 Recommendation 

12.1 It is recommended that planning permission be granted subject to the following 
conditions:  

1. Details of the design and specification of a store or screen for the refuse and 
recycling bins to serve the residential units shall be submitted to and approved 
in writing by the Local Planning Authority.  Subsequently the refuse and 
recycling store or screen shall be constructed, equipped and made available for 
use, in accordance with the approved details, prior to first occupation and 
retained in that form thereafter. 

  
 REASON:  To ensure a satisfactory standard of refuse and recycling provision 

and to protect the visual amenity of the streetscene in accordance with the 
National Planning Policy Framework and Policies GBPS2, D1 and D2 of the 
Welwyn Hatfield District Plan 2005. 

 
2. No development shall commence until a scheme for the provision of secure 

cycle parking on site has been submitted to and approved in writing by the 
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Local Planning Authority. The development shall not be carried out other than in 
accordance with the approved scheme. 

  
 REASON:  In order to ensure that there is adequate provision for secure cycle 

accommodation within the application site, encouraging alternative modes of 
transport in accordance with the National Planning Policy Framework and 
Policies GBSP2, M14, D1 and D2 of the Welwyn Hatfield District Plan 2005. 

 
3. The hedges marked on the Proposed Site Plan (Drawing No.P-03 Rev A) shall be 

retained.  Should any part of the hedge die, be removed or become seriously 
damaged or diseased, it shall be replaced during the following planting season by 
a hedge planted in accordance with a specification previously submitted to and 
approved in writing by the Local Planning Authority. 

  
 REASON:  To protect the existing planting in the interests of visual amenity in 

accordance with the National Planning Policy Framework and Policies GBSP2, 
D1, D2, D8 of the Welwyn Hatfield District Plan 2005. 

 
4. No development shall take place until full details on a suitably scaled plan of 

both hard and soft landscape works have been submitted to and approved in 
writing by the Local Planning Authority.  The development shall not be carried 
out other than in accordance with the approved details. 

  
 The landscaping details to be submitted shall include: 
  

(a) means of enclosure and boundary treatments; 
(b) hard surfacing, other hard landscape features and materials; and 
(c) planting plans, including specifications of species, sizes, planting 

centres, number and percentage mix, and details of seeding or turfing 
  
 REASON:  The landscaping of this site is required in order to provide usable 

private amenity space for the benefit of the future occupiers of the development 
hereby permitted in accordance with the National Planning Policy Framework 
and Policies GBSP2, D1, D2 and D8 of the Welwyn Hatfield District Plan 2005. 

 
5. All agreed landscaping comprised in the above details of landscaping shall be 

carried out in the first planting and seeding seasons following the occupation of 
the first building, the completion of the development, or in agreed phases 
whichever is the sooner: and any plants which within a period of 3 years from 
the completion of the development die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others 
of similar size and species.  All landscape works shall be carried out in 
accordance with the guidance contained in British Standards 8545: 2014. 

  
 REASON:  To ensure proper implementation of the agreed landscape details in 

the interest of the amenity value of the development in accordance with the 
National Planning Policy Framework and Policies GBSP2, D2 and D8 of the 
Welwyn Hatfield District Plan 2005. 

 
6. The five parking spaces as designated on the Proposed Site Plan (Drawing No. 

P-03 Rev A) shall be allocated and made available for parking before the 
development hereby permitted is first occupied.  This provision must be retained 
permanently thereafter for the parking of vehicles for residents/occupiers of 
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No.11A Holly Close and the two new flats (Nos.11B & No.11C) and must not be 
used for any other purpose. 

  
 REASON:  To ensure that the spaces are provided prior to the occupation of the 

units in the interests of highway safety and in accordance with the National 
Planning Policy Framework and Policy M14 of the Welwyn Hatfield District Plan 
2005. 

  
7. The development hereby permitted shall be used for Class C3 dwellinghouse[s] 

only and notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (or any Order revoking 
or re-enacting that Order with or without modification), no development within 
Schedule 2, Part 3, Class L shall take place. 

  
 REASON:  The Article 4 Direction covering Hatfield removes the Class I 

permitted development rights to move from a use falling within Class C3 
(dwellinghouses) to a use falling within Class C4 (Houses in Multiple 
Occupation) and to enable the Local Planning Authority to fully consider the 
effects of development normally permitted by the Town and Country Planning 
(General Permitted Development) Order 2015 to maintain mixed, balanced, 
sustainable and inclusive communities and in the interests of residential and 
visual amenity in accordance with the Houses in Multiple Occupation 
Supplementary Planning Document 2012 and Policies GBSP2, D1 and D2 of 
the Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

 
DRAWING NUMBERS 
 
9. The development/works shall not be started and completed other than in 

accordance with the approved plans and details: 
  

Plan 
Number 

Revision 
Number 

Details Received Date 

1080467    Site Location Plan 21 September 2017 
P-02 A  Proposed Floor Plans 21 September 2017 
P-03 A  Existing & Proposed Site 

Plans (Redacted) 
21 September 2017 

P-01 A  Existing Floor Plans & 
Elevations 

21 September 2017 

 
REASON: To ensure that the development is carried out in accordance with the 
approved plans and details. 

 
  
 
1. POSITIVE AND PROACTIVE STATEMENT 
  
 The decision has been made taking into account, where practicable and 

appropriate the requirements of paragraphs 186-187 of the National Planning 
Policy Framework and material planning considerations do not justify a decision 
contrary to the development plan (see Officer’s report which can be viewed on 
the Council's website or inspected at these offices). 

 
 Informatives: 
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1. This permission does not convey any consent which may be required under any 

legislation other than the Town and Country Planning Acts. Any permission 
required under the Building Regulations or under any other Act, must be 
obtained from the relevant authority or body e.g. Fire Officer, Health and Safety 
Executive, Environment Agency (Water interest etc. Neither does this 
permission negate or override any private covenants which may affect the land. 

 
2. The applicant is advised to take account the provisions of The Party Wall Act 

1996 insofar as the carrying out of development affecting or in close proximity to 
a shared boundary.  

 
3. The granting of this permission does not convey or imply any consent to build 

upon or access from any land not within the ownership of the applicant. 
 
4. The development will involve the numbering of properties and naming new 

streets. The applicant MUST contact Welwyn Hatfield Borough Council, 
Transportation (Lorraine Davis 01707 357546 before any name or number is 
proposed. This is a requirement of the Public Health Act 1875 and Public Health 
(Amendment) Act 1907. 

 
5. Storage of materials: The applicant is advised that the storage of materials 

associated with the construction of this development should be provided within 
the site on land which is not public highway, and the use of such areas must not 
interfere with the public highway. If this is not possible, authorisation should be 
sought from the Highway Authority before construction works commence. 
Further information is available via the website 
http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 
0300 1234047. 

 
6. Obstruction of public highway land: It is an offence under section 137 of the 

Highways Act 1980 for any person, without lawful authority or excuse, in any 
way to wilfully obstruct the free passage along a highway or public right of way. 
If this development is likely to result in the public highway or public right of way 
network becoming routinely blocked (fully or partly) the applicant must contact 
the Highway Authority to obtain their permission and requirements before 
construction works commence. Further information is available via the website 
http://www.hertsdirect.org/services/transtreets/highways/ or by telephoning 
0300 1234047. 

 
Mark Peacock (Development Management) 
Date: 16/11/2017 
Time Extension: 11/12/2017 

Background papers to be listed (if applicable) 

Report to the Development Management Committee for planning application: 
6/2017/0090/FUL 

Page 39

http://www.hertsdirect.org/services/transtreets/highways/
http://www.hertsdirect.org/services/transtreets/highways/


 

Page 40



 

 

Part I 
Executive Member: Councillor Perkins 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECOMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE 
  
6/2017/2053/HOUSE  

106A COLLEGE LANE, HATFIELD, AL10 9PA 

ERECTION OF SINGLE STOREY REAR, SIDE & FRONT EXTENSIONS, HIP-TO-
GABLE ROOF ENLARGEMENT, AND THE INSTALLATION OF FRONT ROOFLIGHTS 
& DORMER WINDOW TO FACILITATE LOFT CONVERSION  

APPLICANT: Mr D Patrick  

(Hatfield West) 

1 Site Description 

1.1 The application site is located within an established residential area on the east 
side of College Lane and comprises an end of terrace 3-bed dwelling house 
faced in render below a double hip red/brown plain tile roof.  The property 
benefits from a deep front garden and small rear garden.  Well established 
hedging along the front and side boundary screens a large proportion of the 
property from College Lane.   

1.2 Access to the site is from College Lane via a single lane private unmetalled track 
which continues to the rear of all properties along this terrace row.  The property 
has three off-street car parking spaces. 

1.3 The application dwelling was constructed following the grant of planning 
permission in March 2008 under planning application S6/2007/1935/FP.  This 
application comprised the conversion of 108 College Lane into two dwellings; 
and erection of a two storey side extension to form a new terraced dwelling (No. 
106A is the new terraced dwelling). 

2 The Proposal 

2.1 Planning permission is sought for the erection of single storey rear, side and front 
extensions, a hip-to-gable roof enlargement and installation of front roof lights 
and a rear dormer to facilitate a loft conversion.  The external materials of the 
proposed extensions and alterations would match existing. 

2.2 It is noted that the front roof-lights do not require express planning permission 
and therefore will not form part of this planning assessment. 

3 Reason for Committee Consideration 

3.1 This application is presented to the Development Management Committee 
because Hatfield Town Council objected to the application. 
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4 Relevant Planning History 

4.1 6/2017/0183/HOUSE – Installation of two velux windows and alterations to roof 
to facilitate loft conversion.  Withdrawn  

4.2 6/2016/2331/HOUSE – Conversion of loft to habitable space.  Withdrawn  

4.3 S6/2007/1935/FP – Conversion of existing house into two dwellings; and erection 
of two storey side extension to form new terraced dwelling.  Granted (Permitted 
development rights removed under Schedule 2, Part 1, Class A, B for the three 
dwelling houses and Class F for end of terrace dwelling) 

5 Relevant Planning Policy 

5.1 National Planning Policy Framework 2012 (NPPF)  
 

5.2 Welwyn Hatfield District Plan 2005 (Local Plan) 
 

5.3 Draft Local Plan Proposed Submission, August 2012 
 

5.4 Supplementary Design Guidance, February 2005 (Statement of Council Policy) 
(SDG)  

5.5 Supplementary Planning Guidance, Parking Standards, January 2004 (SPG) 

5.6 Interim Policy for Car Parking Standards and Garage Sizes, August 2014 (Interim 
Policy) 

6 Site Designation  

6.1 The site lies within the settlement of Hatfield as designated in the Welwyn 
Hatfield District Plan 2005. 

7 Representations Received  

7.1 The application was advertised by means of neighbour notification letters.  No 
responses were received 

8 Town / Parish Council Representations 

8.1 Hatfield Town Council objected on the following grounds: 

“Members were concerned that this development was out of keeping with 
neighbouring properties and the street scene. The proposed rear, side and front 
extensions created over development of the site and their mass and bulk when 
taken together with the roof extension was in-appropriate. Considering the 
proximity of this property of this building to the University, Members are 
concerned that it may be used as student accommodation, potentially an HMO. 
The Article 4 Direction should apply and this development should not be 
permitted.” 
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9 Analysis 

9.1 The main planning issues to be considered are: 

1. Quality of design and impact on character and context of the area 
(D1, D2, SDG 2005 and NPPF) 

2. Impact on living conditions of neighbouring occupiers (D1, SDG 2005 
and NPPF) 

3. Parking provision (M14, D1, SPG 2004, Interim Policy and NPPF) 
4. Other considerations  

 
 

1. Quality of design and impact on character and context of the area  
 

9.2 Local Plan Policies D1 and D2 aim to ensure a high quality of design and to 
ensure that development respects and relates to the character and context of the 
locality, maintaining and where possible enhancing the character of the existing 
area. These policies are expanded upon in the Council’s Supplementary Design 
Guidance 2005 (SDG) which requires the impact of a development to be 
assessed having regard to the bulk, scale and design of the proposal and how it 
harmonises with the existing building and area.  In addition to the above, the 
NPPF states that good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places 
better for people. 

Proposed roof enlargements and alterations  

9.3 It is proposed to create a gable roof in place of the existing upper hip-end and to 
install a rear dormer which together will facilitate a loft conversion.   

9.4 In terms of the hip-to-gable enlargement, this type of alteration can often result in 
an unbalanced appearance at either end of a terrace.  However, in this instance 
the terrace has previously been altered significantly by the addition of the 
application dwelling with its double hipped roof design.  In visual terms, only 
narrow glimpses of the hip-to-gable roof enlargement would be afforded from 
public viewpoints along College Way given the presence of a well-established 
hedging to the front and side boundary of the site and its lengthy set back from 
College Lane.  It is also highly likely that this soft boundary treatment would be 
retained for the longevity of this property as it serves an important privacy 
function for the front garden of the application site.  The visual impact of the 
gable roof is further mitigated by the short length of the terrace and the 
secondary hip which would be retained.  Taking account of these factors, it is 
considered that this alteration would not detract from the design and character of 
the subject dwelling, the terraced row or the immediate locality. 

9.5 The proposed dormer, by reason of its scale and positioning, would be 
subservient to the roof slope and indiscernible from public viewpoints.   

9.6 It is acknowledged that the proposed roof enlargements and alterations would 
change the design and appearance of the dwelling to a degree.  However, the 
resultant dwelling, for the most part, retains its existing form and character.  
Accordingly, subject to a condition securing the use of matching external 
materials to the existing dwelling, it is considered that the proposed roof 
enlargements/alterations would be acceptable and in accordance with Policies 
D1, D2 and SDG of the Local Plan and the provisions of the NPPF. 
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Proposed ground floor additions  

9.7 The application property benefits from an unusually large front garden which 
provides the main outside space.  This front garden measures approximately 
26m long by 11.5m wide and compensates for the small rear garden area. 

9.8 The proposed ground floor extensions to the side and rear are modest in scale 
and adequately respect the design and character of the host dwelling.  Although 
space to the side and rear of the host dwelling is restricted, their modest scale 
and single storey form ensure that the resultant dwelling would not appear 
overdeveloped across the plot width. 

9.9 The proposed front extension would form a conservatory.  Conservatory 
extensions to the front of properties are normally not acceptable in design terms.  
In this case, the main entrance to the property would be re-located to the rear via 
the proposed porch.  It is acknowledged that the principal access to the 
application property and all properties along this row are now obvious as a result 
of their unusually deep front gardens, lengthy set back from College Lane and 
variety of extensions/projections on the front façades.  The presence of well-
established soft landscaping to the front and side boundaries also masks a large 
proportion of these properties from public viewpoints.  In this context, the 
introduction of the commensurate mono-pitched conservatory proposed would 
not be seen to detract from the design and character of the subject dwelling nor 
its area. 

9.10 The proposed ground floor extensions would remain subordinate in scale to the 
host dwelling by reason of their design, modest scale and location.  Furthermore, 
the large front garden area ensures that the resultant dwelling would not appear 
cramped relative to the plot and sufficient outdoor amenity space would still be 
retained. 

9.11 Subject to a condition securing the use of matching external materials to the 
existing dwelling (with the exception of the proposed conservatory), it is 
considered that the proposed ground floor additions would also be acceptable 
and in accordance with Policies D1, D2 and SDG of the Local Plan and the 
provisions of the NPPF. 

2. Impact on Neighbours 

9.12 Policy D1 and the SDG 2005 requires developments to maintain the residential 
amenity of neighbouring occupiers.  These are assessed in terms of overbearing 
impact, loss of day or sunlight and overlooking /loss of privacy. 

9.13 The proposed side and rear extensions would not be unduly dominant or result in 
any adverse loss of light from neighbouring properties as a result of their height, 
length of projection and location. 

9.14 The proposed conservatory would not be unduly dominant from the adjoining 
property (no. 108a College Lane) having regard to its depth of 2.9m and form.  
Furthermore, there would not be any adverse loss of light from the nearest 
windows and private rear garden of this property given the orientation of this 
extension to the north. 

9.15 In terms of privacy, no first floor side windows are proposed.  Views from the rear 
dormer window toward nearest residential properties would be oblique rather 
than direct.  Furthermore, woodland beyond the rear of the site would mask any 
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adverse views toward the rear gardens of the residential properties within Roe 
Green Close. 

9.16 Given the above considerations, the proposed development is considered to 
maintain the living conditions of neighbouring occupiers and to be in accordance 
with Policies D1, SDG and NPPF. 

3. Parking 

9.17 Paragraph 39 of the NPPF states that if setting local parking standards 
authorities should take into account the accessibility of the development, the 
type, mix and use of the development, availability of public transport; local car 
ownership levels and the overall need to reduce the use of high emission 
vehicles. Saved policy M14 of the District Plan and the Parking Standards SPG 
use maximum standards and are not consistent with the Framework and are, 
therefore, afforded less weight. In light of the above, the Council have produced 
an Interim Policy for Car Parking Standards that states that parking provision will 
be assessed on a case by case basis and the existing maximum parking 
standards within the SPG should be taken as guidance only.  

9.18 The standards require 3 spaces for a 4 bedroom house in this location.  The 
existing site provides 2 parking spaces in the front garden area and 1 space 
within the rear garden area which will not be compromised by the proposed 
development.  The on-site provisions are, therefore, adequate in accordance with 
the Council’s Policy and Guidelines. 

           4. Other considerations  

9.19    Hatfield Town Council have expressed in their consultation response that 
considering the proximity of this property of this building to the University, 
Members are concerned that it may be used as student accommodation and 
potentially an HMO. 

9.20    Since 12th January 2012, there has been an Article 4 Direction covering the 
whole of Hatfield removing permitted development rights for change of use from 
C3 (Dwellinghouse) to C4 (Houses in Multiple Occupation).  The rationale for the 
Direction is detailed within the Houses in Multiple Occupation, Supplementary 
Planning Document, February 2012.   

9.21 In this instance, the proposal does not include the change of use of the property 
to a HMO.  However, should a HMO be proposed in the future, this would require 
planning permission. 

Conditions  

9.22 The National Planning Policy Guidance governs the use of conditions in planning 
and the power to impose conditions when granting planning permission is very 
wide.  If used properly, conditions can enhance the quality of development and 
enable many development proposals to proceed where it would otherwise have 
been necessary to refuse planning permission.  The objectives of planning, 
however, are best served when that power is exercised in such a way that 
conditions are clearly seen to be fair, reasonable and practicable.  Conditions 
should only be imposed where they are both necessary and reasonable, as well 
as enforceable, precise and relevant both to planning and to the development to 
be permitted. In considering whether a particular condition is necessary, both 
officers and members should ask themselves whether planning permission would 
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have to be refused if that condition were not to be imposed. If it would not, then 
the condition needs special and precise justification. 

9.23 In this case it is considered necessary and reasonable to impose conditions 
requiring the proposed development to be implemented in accordance with the 
submitted plans and details and to require submission of material samples of the 
external surfaces of the outbuilding.  

10 Conclusion 

10.1 The proposal has been considered in terms of the impact on the visual amenity 
of the site and surrounding area and on the amenity of neighbouring dwellings. It 
has been concluded that the proposal would sufficiently maintain and relate to 
the character, appearance and spatial pattern of development of surrounding 
area.  It would not cause harm to the living conditions of neighbouring dwellings 
and adequate off-street parking provision would be provided.  As a result, and 
subject to the suggested planning condition, the proposal is in accordance with 
Policies GBSP2, D1, D2 and M14 of the adopted Welwyn Hatfield District Plan 
2005, the adopted Supplementary Design Guide, the SPG Car Parking 
Standards and the Council’s Interim Policy for Car Parking Standards and 
Garage Sizes and with the National Planning Policy Framework. 

11 Recommendation

11.1 It is recommended that planning permission be granted subject to the following 
conditions: 

1. The render, detailing, guttering, soffits and other external decorations of the 
approved extension/alterations must match the existing dwelling/building in 
relation to colour and texture. 

REASON:  To ensure a satisfactory standard of development in the interests of 
visual amenity in accordance with the National Planning Policy Framework and 
Policies D1 and D2 of the Welwyn Hatfield District Plan 2005. 

2. The development/works shall not be started or completed other than in 
accordance with the approved plans and details: 

Plan 
Number 

Revision 
Number 

Details Received Date 

E01  Existing Plans & Elevations 13/09/2017 
P01 A Proposed Plans & Elevations 15/11/2017 
    
    

 
 
Summary of reasons for grant of permission 
The decision has also been made taking into account, where practicable and 
appropriate the requirements of paragraphs 186-187 of the National Planning 
Policy Framework and material planning considerations do not justify a decision 
contrary to the development plan (see Officer’s report which can be inspected at 
these offices). 

 

 

Page 46



Informatives 

1. This permission does not convey any consent which may be required under any 
legislation other than the Town and Country Planning Acts. Any permission 
required under the Building Regulations or under any other Act, must be obtained 
from the relevant authority or body e.g. Fire Officer, Health and Safety Executive, 
Environment Agency (Water interest etc. Neither does this permission negate or 
override any private covenants which may affect the land. 

 
David Elmore (Development Management) 
Date of Expiry: 14/11/2017 
Time Extension: 08/12/2017 
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Part I 
Executive Member: Councillor Perkins 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 
 
6/2016/2606/FULL  

THE BELLBROOK, BULLS LANE, HATFIELD, AL9 7AZ  

ERECTION OF TWO BOX STABLE BUILDING AND MANEGE FOR PRIVATE 
EQUESTRIAN USE WITH HARDSTANDINGS FOR STABLE YARD, PARKING AND 
TURNING, WITH ACCESS TRACK TO STABLES  

APPLICANT: Mr Hassan 

AGENT: Mr D Cookson 
                 (Welham Green and South Hatfield) 

1. Site Description 

1.1 The application site comprises two parcels of land in the ownership of the 
applicant but in different uses.  The first is a field located on the north side of 
Bulls Lane.  It is in the Green Belt and is accessed from Bulls Lane by an 
unsurfaced access point and has a history of use for pig farming and horse 
grazing and there is an expired planning permission for stabling and manege on 
the field.  It is considered that the lawful use of this land is agriculture.  The 
eastern end of the field is planted with a row of evergreen trees, which mark the 
boundary with the garden of The Bungalow and part of the boundary with 
Nirvana.   

1.2 The north east corner of the field is loose-surfaced hardstanding.  The area was 
not included in the residential curtilage as approved (Ref No S6/2007/1540) or on 
the plan attached to the S106 Agreement dated 17.10.2008.  This triangular 
piece of land sits between the grassed area of the field and the residential 
curtilage of Bellbrook and its lawful use is agricultural.  It has not been included in 
the application site. 

1.3 The second parcel is the residential curtilage; the house and garden beyond the 
north east corner of the field, known as Bellbrook.  The boundary between the 
residential curtilage and the field was marked by a three-bar post and rail fence.  
This has been moved from its authorised position to a new position within the 
field between the loose-surfaced hardstanding and the grassed area of the field. 
The house has an existing right of access running east from the house then 
turning 90 degrees to the south and joining Bulls Lane via a gate, which is set 
back approximately 15m from the carriageway of Bulls Lane.  This access is 
shared with the users of The Bungalow and Nirvana. 

1.4 The applicant had constructed a 45m long and 5m wide driveway to his 
residential property from Bulls Lane across the east end of the field and across 
the hardstanding.  The gated access from Bulls Lane to the field relates to 
previous agricultural uses.  However, the driveway that leads from this access 
point across the field to the residential curtilage has been the subject of a 
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planning application and subsequent planning and enforcement appeals.  Both 
appeals were dismissed on the basis of inappropriate development (change of 
use to residential) in the Green Belt, and the impacts on openness of the Green 
Belt caused by encroachment into the countryside and the visual impacts on the 
character of the area.   

1.5 The current application has been submitted following discussions between the 
Applicant and Officers of the Council. 

2. The Proposal 

2.1 Full planning permission is sought for the erection of a building containing two 
stables, a tack room and a section for storage of hay (and a tractor, which is 
currently used to crop the grass).  The building is for the use by the occupiers of 
Bellbrook house for their own recreation.  The stable building would be located at 
the eastern end of the field, set off the rear boundary of The Bungalow and 
Nirvana and orientated to enable natural surveillance of the stables from the 
residential property.   

2.2 The building would be L-shaped, approximately 12m wide with a depth of 3.55m 
and would be single storey, of timber construction with a pitched, ridged roof 
(3.4m high) with an eaves height of 2.3m.  The roof materials are not specified 
but could be controlled by condition. 

2.3 The proposal would use the existing unauthorised residential access drive from 
Bulls Lane, reduce its width from 5m to 3.7m and create a turning head/horse 
box parking area at the northern end.  The surface of the access route would be 
changed from compacted gravel to grass-crete. 

2.4 The proposal involves use of the access to service the stable.  It would stop 5m 
short of the existing fence on the boundary of the application site.   

3. Reason for Committee Consideration 

3.1 This application is presented to the Development Management Committee 
because North Mymms Parish Council has objected to the application 

4. Relevant Planning History 

4.1 6/2017/1999/HOUSE – Erection of single storey extension.  Under consideration. 

4.2 6/2016/2493 - Erection of two box stable building and manege for private 
equestrian use with hardstandings for stable yard, parking and turning, with 
access track to stables and host dwelling.  Withdrawn 7.12.2016. 

4.3 S6/2015/1029/PA - Erection of ground floor extension to existing bedroom to 
accommodate bathroom with disabled access.  Refused 18.9.2015 – adverse 
impact on openness and, therefore, harm to Green Belt not outweighed by 
special circumstances. 

4.4 S6/2014/0347/FP - Formation of wooden decking patio to the rear of dwelling. 
Withdrawn 30.7.2014. 

4.5 S6/2014/0124/LUE - Certificate of lawfulness for the retention of detached 
building known as 'the old barn'.  Refused 9.6.2014. 

Page 50



4.6 S6/2012/2427 - Non material amendment following approval of planning 
permission S6/2012/0441/FP - Replacing the Porch with a reduced size open 
canopy and new Dormer window to the front elevation.  Granted 13.12.2012. 

4.7 S6/2012/1648/FP - Change of use of land from agriculture to residential to create 
additional vehicular driveway from Bulls Lane to existing dwelling (Bell Brook).  
Refused 13.12.2012.  Appeal Dismissed 16.1.2014 on grounds of erosion of 
openness and inappropriate development in the Green Belt. 

4.8 S6/2012/1192/NM - Non material amendment following approval of planning 
permission S6/2012/0441/FP - Additional window to side elevation and lower the 
height of the dormers on the front.  Granted 18.7.2012. 

4.9 S6/2012/0441/FP – Erection of rear extension and alterations.  Granted 26.4.2012. 

4.10 S6/2007/1540/MA - removal of planning condition 1 from previous planning 
permission S6/2002/1780/FP.  Granted subject to Unilateral Undertaking 
regarding fence location. 

4.11 White Lodge Farm (including Bell brook, The Bungalow) S6/2007/0509/FP - 
erection of stables, haystore, stables & tack room. Formation of ménage with 
paddock fence.  Granted 21.5.2007. 

Enforcement 

4.12 ENF/2013/0430 – Operational development – construction of access driveway.  
Appeal dismissed on grounds of inappropriate development, impact on openness 
and on character of the area and the harm to the Green Belt not being 
outweighed by very special circumstances.  The Enforcement Notice was upheld 
and amended to instruct:  removal of the driveway and substructure and 
restoration of the land to its previous condition. 

5. Relevant Planning Policy 

5.1 National Planning Policy Framework  
 

5.2 Welwyn Hatfield District Plan 2005 
 

5.3 Supplementary Design Guidance, February 2005 (Statement of Council Policy) 

5.4 Supplementary Planning Guidance, Parking Standards, January 2004 

5.5 Interim Policy for Car Parking Standards and Garage Sizes, August 2014 

5.6 Planning Obligations, Supplementary Planning Document, February 2012 

6. Site Designation  

6.1 The site lies within the Green Belt as designated in the Welwyn Hatfield District 
Plan 2005.  It also lies within the Potters Bar Parkland Landscape Character 
Area.  

7. Representations Received  

7.1 The application was advertised by means of neighbour notification letters for 21 
days.  One response was received from a neighbouring property.  
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7.2 The received comments may be summarised as: 

 The Unilateral undertaking from 2007 prohibits a new residential 
driveway in the proposed location. 

 The shared access is an adequate width. 

7.3 A response was also received from North Mymms District Green Belt Society and 
can be summarised as follows: 

 Other horse-riding  and stabling  nearby – need can be met by existing 
facilities 

 Stables would be more prominent than previously approved ones and 
create additional access point and driveway 

 No compensatory demolition is proposed 

 No very special circumstances exist to outweigh the harm to the 
Green Belt 

 Additional planting around the driveway would impact on the 
openness 

 Further built form in the Green Belt contrary to NPPF 
 

 Cumulative impact would urbanise the predominantly rural character 

 Represents  encroachment of development into countryside 

8. Consultations Received  

8.1 Hertfordshire County Council Transport Programmes and Strategy 
(HCCTPS) - no objection subject to conditions requiring visibility splays for a 
60mph road at the access and no structure overhanging the highway.  

8.2 Welwyn Hatfield Borough Council Public Health Department (EH)- no 
objection subject to conditions over lighting and odour management 

9. Town / Parish Council Representations 

9.1  North Mymms Parish Council object to the application on the following grounds: 

“The proposed facility could be relocated and existing vehicular access 
used, negating the need for additional access and hard standing on Green 
Belt land. The proposed development would affect the openness of the 
site due to its closeness to the road frontage. No special circumstances 
have been demonstrated. NMPC also OBJECT to the proposed ‘Change 
of Use’ of the land from Agricultural to Grazing. This is unnecessary as the 
land would still be classed as Agricultural type use.”  

10. Analysis 

10.1 The main planning issues to be considered are: 
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1. Is the development inappropriate in the Green Belt and, if so, are 
there very special circumstances that outweigh that harm (NPPF, 
GBSP1, GBSP2, RA18) 

2. Features high quality design which incorporates the design 
principles of the plan and Supplementary Design Guidance (GBSP1, 
GBSP2, D1) 

3. Maintains and respects the living conditions of neighbouring 
occupiers (NPPF, D2, SDG) 

4. Other planning matters 
(i) Highways, vehicle access and parking 
 

1. Is the development inappropriate in the Green Belt 

10.2 The Government attaches great importance to the Green Belt.  The fundamental 
aim of Green Belt Policy as set out in the National Planning Policy Guidance 2012, 
is to prevent urban sprawl by keeping land permanently open.  The essential 
characteristics of Green Belts are their openness and their permanence.  In the 
Green Belt, inappropriate development is, by definition, harmful to the Green Belt 
and should not be approved except in very special circumstances.  

10.3 The main issues, in terms of Green Belt Policy, are whether the proposed 
development would be inappropriate in the Green Belt. This depends on the 
following: 

(i) The type of development proposed;  

(ii) its effect on the purpose of including land within the Green Belt; 

(iii) the impact on the openness of the Green Belt;   

(iv) if it is considered inappropriate, are there any Very Special 
Circumstances that outweigh the harm to the Green Belt and any 
other harm. 

10.4 The proposal includes two separate elements  

(a) the use of the field for stabling and horse grazing and riding 

(b) construction of the stables and associated access road to serve them and 
parking and turning space for a horse box 

(a) Use of field for horse grazing and riding 

10.5 The Inspector’s decision letter (ENF/2013/0430) sets out that the lawful use of 
the field is agriculture.  Prior to the construction of the driveway, the land was 
solely laid to grass. A previous owner grazed horses on the land but it has not 
been used for any specific purpose by the current owner.  There has been no 
application for a certificate of lawfulness for use of any part of the field as 
residential.   

10.6 The proposed use of the land for grazing horses is a sui generis agricultural use.  
Horse riding falls within use class D2.  The use of land for stabling (distinct from 
the construction of any stable building) is a sui generis use when separate from a 
residential curtilage, such as this application site.  The proposed use of the land 
for grazing, riding and stabling is considered to be a combination of D2, sui 
generis and agricultural uses.  Mixed use are classed as sui generis and the 
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current proposal is, therefore, sui generis. Consequently it requires planning 
permission for change of use from agriculture. 

10.7 The sui generis use of the land for stabling with ancillary grazing and riding can 
be considered as outdoor recreational uses and, as such, is appropriate in the 
Green Belt.   This use would not conflict with the reasons for including the field in 
the Green Belt and would not adversely impact upon the openness of the Green 
Belt in this location.  The use of this field as a separate planning unit would not 
be altered.  It would remain separate from the residential use at Bellbrook but in 
private ownership for the owners’ use and not as a commercial enterprise.  
Element (a) of the proposal would not, therefore, be inappropriate in the Green 
Belt. 

(b) Stables, access road, parking and turning for horse box 

10.8 This section considers the proposal to construct stables, an access road and 
parking and turning areas for a horse box.  The relevant policies are Section 9 of 
the NPPF and Policy RA18 of the Welwyn Hatfield District Plan 2005.  The NPPF 
makes clear that new buildings in the Green Belt are inappropriate unless they 
fall within one of the specified exceptions set out in paragraphs 89 and 90.  The 
first of these exceptions is “buildings for outdoor recreation”, which includes 
stables.  In addition, the creation of a driveway, (the current one is unauthorised 
and requires planning permission) falls within the definition of an “engineering 
operation”, which falls within the exceptions set out in paragraph 90 subject to 
the preservation of the openness of the Green Belt and not conflicting with the 
purposes of including land in the Green Belt.  The incidental parking and turning 
area also fall within this definition.  The site’s planning history shows that 
planning permission was previously granted for stables and a manege in 
association with horse grazing in 2007 (S6/2007/0509/FP), which was partly 
implemented.  In this context the principle of the proposed stable building is not 
considered to be inappropriate development within this planning unit (the field). 

10.9 Policy RA18 of the Welwyn Hatfield District Plan 2005 (New Agricultural 
Buildings) states that planning consent will only be granted where the proposal 
would not harm the character of the surrounding landscape in terms of its siting, 
design and appearance.  Proposals should also accord with the design policies 
of the Plan and the Supplementary Design Guidance (see section 2 below).  The 
impact on neighbouring occupiers’ living standards should not be adversely 
affected.  This issue is considered below in Section 3. 

10.10 The stable building would be single storey, of timber construction and positioned 
at the east end of the field, separate from but towards the built form of the 
adjacent single storey residential buildings.  When viewed from the entrance to 
the field, it would appear some distance from the boundary but set against a 
backdrop of the buildings at Nirvana and the Bungalow and would be lower than 
those neighbouring properties. Given its design and positioning, the stable would 
not be out of character with the rural setting or unduly prominent in the field.  In 
addition, the existing boundary vegetation and gates would screen the stable 
building when viewed from publically accessible viewpoints in Bulls Lane.  
Parking for the horse box would be within the site and screened behind the new 
stable building when viewed from the road. 

10.11 In terms of the existing driveway, the Inspector’s decision letter (S6/2012/1648/FUL) 
concluded that the extensive hard surface across a largely undisturbed field erodes 
the openness of the countryside, albeit to a limited extent.  Putting the visual 
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considerations aside, the Inspector considered that the driveway would be 
inappropriate because it would erode the openness of the Green Belt by enabling 
residential use to encroach into the countryside.  This was echoed in the Inspector’s 
decision letter of ENF/2014/0430 (dated 21.6.2016).    In terms of the visual impact, 
the Enforcement Inspector considered that the existing roadside vegetation; a 4m 
high hawthorn hedge, screened the driveway from public views from Bulls Lane and 
the visual impact of the access could be lessened by reducing its width and using a 
more sympathetic surface. 

10.12 The current proposal makes amendments to the appearance of the access in line 
with the comments of the Inspector i.e. reducing the width from 5m to 3.7m and 
using a sympathetic surface (grass-crete) in place of road planings. These 
measures would make the driveway less visually intrusive and maintain the 
openness and character of the Green Belt in this location.   

10.13 Subject to conditions over the materials used in the construction of the stables 
and the narrowing and resurfacing of the access, it is considered that element (b) 
is not inappropriate in the Green Belt provided the alterations to the access are 
implemented in a reasonably short timescale.  It is recommended that a period of 
12 months is allowed for this element to be implemented. 

10.14 However, the acceptability of the proposal depends upon the stables being 
constructed and used for their lawful purpose and the access being amended in 
width and surfacing.  To that end a Unilateral Undertaking is recommended 
containing the following covenants: 

(i) To commence development within 6 months of the date of planning 
permission 

(ii) Construction of the stable building shall be completed within 12 months of the 
date of the planning permission 

(iii) To use or occupy the stable building for the stabling of horses (including 
ancillary feed/hay store), tack room and field tractor 

(iv) To complete the amendments to the access road (to reduce its width to 3.7m 
and resurface it in grasscrete) prior to the first use of the stables or within 12 
months of the date of permission, whichever is sooner.   

A S106 as set out above is considered sufficient to comply with the spirit of the 
Green Belt Policies of the NPPF 2012 and the WHDP 2005. 

Green Belt Conclusion 

10.15 In conclusion, element (a) (the use of field for horse grazing and riding) is 
appropriate in the Green Belt.  In addition, subject to conditions over the visual 
appearance and siting, element (b) (stables, access road, parking and turning for 
horse box) is appropriate in the Green Belt.  Subject to a completed S106 
securing timely construction of the stables and amendment to the width and 
surface of the access road, the proposals are acceptable in terms of the Green 
Belt Policies of the NPPF and the District Plan. 

2. High Quality Design 

10.16 Local Plan Policies D1 (Quality of Design) and D2 (Character and Context) aim 
to ensure a high quality of design and to ensure that development respects and 
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relates to the character and context of the locality, maintaining and where 
possible enhancing the character of the existing area.  These policies are 
expanded upon in the Council’s Supplementary Design Guidance 2005 (SDG), 
which requires the impact of a development to be assessed having regard to the 
bulk, scale and design of the proposal and how it harmonises with the existing 
buildings and surrounding area.  In addition, chapter 7 of the NPPF emphasises 
the importance of good design in context and in particular, paragraph 64 states 
permission should be refused for development of poor design that fails to 
improve the character and quality of the area and the way it functions.  

10.17 The application site comprises a field adjacent to a detached dwelling (converted 
from an abattoir) within a group of former agricultural buildings that are 
positioned in open countryside to the west of the small settlement of Bell Bar.   
The site and the wider area are washed over by Green Belt and are rural in 
character.  The field is screened by the hedgerow of deciduous trees and 
bushes.  However, the roof of the house at Bellbrook can be seen over the 
boundary treatment.  The land to the north and west of the site and on the south 
side of Bulls Lane comprises open fields demarcated by boundary hedgerows. 
To the east is a tree nursery accessed from The Great North Road (A1000) to 
the north. 

10.18 The site is within the Potters Bar Parkland Landscape Character Area.  Policy 
RA10 of the Local Plan expects developments to conserve, maintain and 
enhance the local landscape character.  The Welwyn Hatfield Landscape 
Character Assessment (WHLCA) describes the area around Bulls Lane as 
”relatively open with good access and long views” (page 97) and identifies the 
area around White Lodge Farm as one of low intensity farming and paddocks, 
small holdings and nurseries.  Bulls Lane itself is winding and partially sunken 
with mature hedgerows arching over it.  From these descriptions it is apparent 
that the application site contributes to the openness and rural character of the 
Landscape Area.  The recommendations in the WHLCA include maintaining the 
agricultural appearance of dwellings and their curtilages, either new or converted, 
and that native species are used for hedging on perimeters.  Exotic and 
ornamental species should only be used very close to a dwelling. 

10.19 In this case the single storey stable building would be positioned towards the 
eastern end of the site and be set against the form of the existing converted farm 
buildings.  It would not be prominent in the landscape when viewed from the 
road, being screened by the perimeter hedgerow and trees and would not close 
off the open views of the area.  The perimeter vegetation would be retained and 
the use of wooden cladding and a low profile roof will assist in assimilating the 
building in its setting. The proposal to reduce the width of the access road from 
5m to 3.7m and to use a sympathetic surface (grass-crete) in place of road 
planings would make the driveway less visually intrusive.  No additional 
vegetation is proposed in order to maintain the open nature of the field. 

10.20 The proposed layout would enable natural surveillance of the stables from the 
residential curtilage of Bellbrook and also enable a parked horse box to be 
screened from view from the road. 

10.21 From both functional and visual perspectives, the proposal would be acceptable 
in terms of the design and impact on the Landscape Character Area.  It would, 
therefore, and subject to a condition over implementation in accordance with the 
submitted plans and drawings, be in compliance with Policies of the NPPF and 
Policies RA10, D1 and D2 of the Welwyn Hatfield District Plan 2005. 
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3. Impact on Neighbours 

10.22 Saved policies D1 and R19 of the Welwyn Hatfield District Plan 2005 and the 
Supplementary Design Guidance  (SDG 2005) aim to preserve neighbouring 
amenity and in addition, paragraph 17 of the NPPF seeks to ensure high quality 
design and a good standard of amenity for all existing and future occupiers of 
land and buildings. The nearest properties are the residential units at the 
Bungalow and Nirvana and the stable, store and land at White Lodge Farm. 

10.23 In terms of residential amenity the impacts on Nirvana and The Bungalow are 
considered in terms of day and sun light, overbearing impact, loss of 
privacy/overlooking, noise and odour.  The occupiers of these properties have 
been consulted on the revised plans and Design and Access Statement.    

10.24 Given the low profile of the buildings and positioning off the eastern boundary of 
the field with the Bungalow and Nirvana, the stables would not give rise to any 
loss of light or overbearing impact.  It would not result in an increase in 
overlooking or a loss of privacy to these properties. 

10.25 The main impacts may be considered to be noise and odour from the horses in 
the stables.  The level of noise generated by two horses is not likely to be 
unreasonable given the rural context of the site and the adjacent buildings.  The 
field could be used as a paddock without a stable building with resultant 
occasional animal noises and odours being generated.  In this proposal the 
horses would be stabled overnight and any noise and odour would be contained 
to a large extent by the building fabric.  Any lighting could be controlled by 
condition on planning permission.  

10.26 The proposal is unlikely to result in an adverse impact on the living conditions of 
neighbouring occupiers.  It is, therefore, in accordance with Policies D1 and R19 
of the Welwyn Hatfield District Plan 2005, the Supplementary Design Guidance 
(SDG 2005) and the NPPF. 

4. Other Planning Matters 

(i) Highways, vehicle access and parking 

10.27 Saved Policy D5 requires all new developments to take account of and make 
provision for parking and traffic management.  The proposed stable development 
would rely on an established field access off Bulls Lane that is set back 10m from 
the carriageway over unsurfaced but firm highway land through a 5m wide gap in 
the verge-side vegetation.   The access is gated with a 2m high screen of rush 
matting.  This effectively screens views into the site of the ground level in the 
field. 

10.28 The house at Bellbrook was converted from a building associated with White 
Lodge Farm and has a shared access agreement over the land to the east.  This 
access route turns a sharp corner then leads onto Bulls Lane.  The occupant of 
Bellbrook wished to provide an alternative to the shared access for larger 
delivery vehicles (e.g. oil), which had difficulty manoeuvring the 90 degree bend.  
The applicant installed a 5m wide and 45m long driveway across the field for this 
purpose.  A retrospective planning application for this driveway was dismissed on 
appeal and a subsequent Enforcement Notice to remove the access drive was 
upheld on appeal.  The Inspector did not consider that the dimensions and layout 
of the shared access to the east amounted to Very Special Circumstances that 
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outweighed the harm that would be caused by residential encroachment into the 
field. 

10.29 The current proposal differs significantly from those proposals as described in 
this report. 

10.30 The Hertfordshire County Council Transport Programme and Strategy 
Department has commented that Bulls Lane is a 60mph local access road 
serving agricultural sites and a few scattered dwellings in a rural setting.  Due to 
the increased use of the access for horse boxes and some residential purposes, 
a visibility splay of adequate dimensions for a road of this speed needs to be 
provided.  In addition, the gates would need to continue to open into the site and 
not out over the 10m deep highway verge at the access point to Bulls Lane.  
Subject to these conditions the highway access is considered acceptable. 

10.31 With regard to parking, the proposal includes provision of a turning head and an 
area for parking of a horse box.  The Council’s SPG 2004 on Car Parking 
Standards does not specify a parking requirement for stables.  However, the 
proposed dimensions and layout are reasonable for the likely level of usage for 
stabling of two horses (one single or a double horse box).  There would be no 
alteration to the car parking arrangements for Bellbrook on adjacent land.  

10.32 Given the above considerations the proposal is considered acceptable in regard 
to Policies M14 and D5 of the Welwyn Hatfield District Plan 2005, the 
Supplementary Planning Guidance Parking Standards, January 2004 and the 
Interim Policy for Car Parking Standards and Garage Sizes, August 2014. 

Planning Obligations 

10.34 Where a planning obligation is proposed for a development, The Community 
Infrastructure Levy Regulations 2010, which came into effect from 6 April 2010, 
has introduced regulation 122 which provides limitations on the use of planning 
obligations.  

a. In summary, a planning obligation may only constitute a reason for 
granting planning permission for the development if the obligation is – 

(a) necessary to make the development acceptable in planning terms; 

(b) directly related to the development; and  

(c) fairly and reasonably related in scale and kind to the development. 

10.35 Regulation 123 introduces further limitations and these relate to the use of 
planning obligations for the purpose of infrastructure. Where a local authority has 
a published list for infrastructure projects, the authority may not seek 
contributions through a legal agreement through section 106 of the Town and 
Country Planning Act 1990 (S106). In this case, the authority does not have a 
published list and therefore it is appropriate to seek contributions through an 
S106 legal agreement.  This would be in accordance with policies M4 and IM2 of 
the Welwyn Hatfield District Plan 2005. 

10.36 In this case the acceptability of the proposal depends upon the stables being 
constructed and used for their lawful purpose and the access being amended in 
width and surfacing prior to the incidental use as a residential access.  To that 
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end a Unilateral Undertaking is recommended containing the following 
covenants: 

(j) To commence development within 6 months of the date of planning 
permission 

(v) Construction of the stable building shall be completed within 12 months of the 
date of the planning permission 

(vi) To use or occupy the stable building for the stabling of horses (including 
ancillary feed/hay store), tack room and field tractor 

(vii) To complete the amendments to the access road (to reduce its width to 3.7m 
and resurface it in grasscrete) prior to the first use of the stables or within 12 
months of the date of permission, whichever is sooner.   

A S106 Agreement, as set out above, is considered sufficient to comply with the 
spirit of the Green Belt Policies of the NPPF 2012 and the WHDP 2005. 

Conditions  

10.37 The National Planning Policy Guidance governs the use of conditions in planning 
and the power to impose conditions when granting planning permission is very 
wide.  If used properly, conditions can enhance the quality of development and 
enable many development proposals to proceed where it would otherwise have 
been necessary to refuse planning permission.  The objectives of planning, 
however, are best served when that power is exercised in such a way that 
conditions are clearly seen to be fair, reasonable and practicable.  Conditions 
should only be imposed where they are both necessary and reasonable, as well 
as enforceable, precise and relevant both to planning and to the development to 
be permitted. In considering whether a particular condition is necessary, both 
officers and members should ask themselves whether planning permission would 
have to be refused if that condition were not to be imposed. If it would not, then 
the condition needs special and precise justification. 

10.38 In this case it is considered necessary and reasonable to impose conditions over 
the following:  construction in accordance with the submitted plans, submission of 
materials, visibility splays, gates to open inwards, details of any lighting scheme 
to be submitted prior to completion of the development.  Timing and phasing 
would be the subject of a S106 Agreement. 

11. Conclusion 

11.1 In conclusion, element (a) (the use of field for horse grazing and riding) is 
appropriate in the Green Belt.  In addition, subject to conditions over the visual 
appearance and siting, element (b) (stables, access road, parking and turning for 
horse box) is appropriate.  The proposals are, therefore, acceptable in terms of 
the Green Belt Policies of the NPPF and the District Plan. 

11.2 The proposal would be acceptable in terms of the design and impact on the 
Landscape Character Area and functionality of the layout on the site.  It would, 
therefore, be in compliance with Policies of the NPPF and Policies RA10, D1 and 
D2 of the Welwyn Hatfield District Plan 2005. 

11.3 The proposal is also considered acceptable in regard to highway and parking 
matters and, subject to conditions, to be in accordance with Policies M14 and D5 
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of the Welwyn Hatfield District Plan 2005, the Supplementary Planning Guidance 
Parking Standards, January 2004 and the Interim Policy for Car Parking 
Standards and Garage Sizes, August 2014. 

12  Recommendation 

12.1 It is recommended that planning permission be approved subject to a S106 
Agreement to secure the following obligations: 

(i) To commence development within 6 months of the date of planning 
permission; 

(ii) Construction of the stable building shall be completed within 12 months of 
the date of the planning permission; 

(iii) To use or occupy the stable building for the stabling of horses (including 
ancillary feed/hay store), tack room and field tractor; and 

(iv)  To complete the amendments to the access road prior to the first use of 
the stables is also required.   

and the following conditions: 

1. Prior to the commencement of development of the use hereby permitted an 
acceptable visibility splay shall be provided to each side of the access where it 
meets the highway and such splays shall thereafter be maintained at all times 
free from any obstruction between 600mm and 2m above the level of the 
adjacent highway carriageway. 

  
REASON: In the interests of highway safety. 

 
2. No part of the site boundary treatment shall overhang or encroach upon 

highway land and no gate shall open outward over the highway land. 
  
 REASON: In the interests of highway safety. 
 
3. No development shall take place until samples of the materials to be used in 

the external surfaces of the roof of the building hereby granted have been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be implemented using the approved materials and 
subsequently, the approved materials shall not be changed. 

 
REASON:  To ensure a satisfactory standard of development in the interests 
of visual amenity in accordance with the National Planning Policy Framework 
and Policies D1 and D2 of the Welwyn Hatfield District Plan 2005. 

 
4. Details of any external lighting proposed in connection with the development 

hereby approved, shall be submitted to and approved in writing by the Local 
Planning Authority prior to the commencement of development. The 
development shall not be carried out other than in accordance with the 
approved details. 

  
 REASON:   In the interests of the visual amenities of the area in accordance 

with Policy D1 of the Welwyn Hatfield District Plan 2005. 
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5. The development/works shall not be started and completed other than in 
accordance with the approved plans and details: 

  
Plan 
Number 

Revision 
Number 

Details Received Date 

Site Location 
Plan 

B  Location Plan Rev B 24 February 2017 

LPS259-1.2 00 EXISI 
TING SITE AND AREA  

31 August 2017 

LPS259-1.1 F  REVISED PROPOSALS plan 
and elevations 

10 October 2017 

 

REASON: To ensure that the development is carried out in accordance with 
the approved plans and details. 

 

Summary of reasons for grant of permission 

The decision has also been made taking into account, where practicable and 
appropriate the requirements of paragraphs 186-187 of the National Planning 
Policy Framework and material planning considerations do not justify a decision 
contrary to the development plan (see Officer’s report which can be inspected at 
these offices). 

OR 

In the event that the applicant fails to agree any necessary extensions to the 
Statutory determination period, that powers are delegated to the Head of 
Planning to refuse planning permission on the basis of absence of the completed 
S106 Obligation for the following reason: 

1. The applicant has failed to satisfy the sustainability aims of the plan and to 
secure the proper planning of the area by failing to ensure that the 
development proposed would provide a sustainable form of development in 
mitigating the impact on the environment, local infrastructure and services 
which directly relate to the proposal and which is necessary for the grant of 
planning permission.  The applicant has failed to provide a planning obligation 
under S106 of the Town and Country Planning Act 1990 (as amended).  The 
Local Planning Authority considers that it would be inappropriate to secure 
the required obligations by any method other than a legal agreement and the 
proposal is therefore, contrary to Policies of the National Planning Policy 
Framework and Policies GBSP1 and GBSP2 of the Welwyn Hatfield District 
Plan 2005. 

Together with drawing numbers and positive and proactive statement. 

June Pagdin (Planning) 

Date 22.11.2017 

Page 61



 

 

 

Page 62



                  Part I 
 Executive Member: Councillor Perkins 
 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 
 
6/2017/2412/HOUSE 
 
62 HILL RISE CUFFLEY POTTERS BAR EN6 4RG 

ALTERATIONS TO THE ROOF TO INCLUDE AN INCREASE IN RIDGE HEIGHT, 
FORMATION OF HIP TO GABLE AND INCREASE IN HEIGHT OF FRONT GABLE TO 
FACILITATE ACCOMODATION IN EXISTING LOFT SPACE AND THE ADDITION OF 
TWO FRONT AND TWO REAR DORMERS AND A ROOF LIGHT 

APPLICANT: Mr and Mrs Saunders 

 
                     (Northaw and Cuffley) 

 
1.  Site Description       
 
1.1 The application site is located on a corner plot on the north east side of Hill Rise at 

the junction with Wood View. The streetscene of Hill Rise is residential in character 
and features properties of different style, appearance and architectural detailing. 

1.2 The site comprises of a two storey detached property constructed of off white 
painted smooth render walls with brown interlocking concrete tiles and grey upvc 
windows and doors. The property benefits from a number of extensions, including a 
two storey side and rear extension and single storey front and rear extensions. The 
property is set back from the highway and benefits from a carriage driveway and 
approximately four car parking spaces. 

2.     The Proposal 
 

2.1 This application seeks planning permission for alterations to the roof to include an 
increase in ridge height of approximately 0.9 metres, the formation of hip to gable 
and increase in height of front gable to facilitate accommodation in existing loft space 
and the addition of two front and two rear dormers and a rear roof light.  

 
2.2     The proposed extension would be finished in off white painted smooth render walls 

with grey upvc windows and doors which would match the existing dwelling and with 
sandtoft interlocking clay roof tiles in grey antique. The proposed fenestration 
detailing would match the existing dwelling. 

 
3.        Reason for Committee Consideration 

 
3.1  This application is presented to the Development Management Committee because 

Northaw and Parish Council have objected. 
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4.        Relevant Planning History  
 
4.1      6/2017/2049/PA – Pre-application advice for alterations to the roof to include an 

increase in ridge height, formation of hip to gable and increase in height of front 
gable to facilitate accommodation in existing loft space and the addition of two front 
and two rear dormers and a roof light – Recommended for Approval with no 
alterations. 

 
4.2      6/2017/1550/HOUSE - Alterations to the roof to include an increase in ridge height to 

facilitate accommodation in existing loft space and the addition of two front dormers, 
one rear dormer and the installation of 3 roof lights – Refused 12 September 2017.  

           Reasons for Refusal: “By virtue of its size, bulk, massing and design, the extension 
would fail to remain subordinate in scale, resulting in an excessive and contrived 
addition that would appear at odds with the host dwelling. Furthermore, the proposed 
extension fails to respect and relate to the size and siting of the surrounding 
properties within Hill Rise and therefore represents a poor standard of design that 
would detract from the character and appearance of the streetscene. Accordingly, 
the proposal fails to comply with Policies D1 and D2 of the Welwyn Hatfield District 
Plan 2005, the Supplementary Design Guidance 2005 and the National Planning 
Policy Framework 2012.” 

 
4.3      S6/1996/0401/FP - Two storey and single storey rear extension and single storey 

front extension to existing dwelling - Granted 09 July 1996 
 
4.4      S6/1985/0410/FP - Two storey side extension – Granted 29 July 1985 
 
4.5      S6/1978/0136 - Extension to garage and porch and new car port – 15 June 1978 
 
4.6      E6/1967/0589/ - Car-port - Granted 04 April 1967 
 
5.  Planning Policy  
 
5.1 National Planning Policy Framework (NPPF) March 2012 

5.2 Welwyn Hatfield District Plan 2005 

5.3 Supplementary Design Guidance, February 2005  

5.4 Supplementary Planning Guidance, Parking Standards, January 2004 

5.5 Interim Policy for Car Parking Standards and Garage Sizes, August 2014 

6.   Site Designation   
 
6.1   The site lies within the conservation area within Northaw and Cuffley as designated 

in the Welwyn Hatfield District Plan 2005. 
 
7.   Representations Received  
 
7.1 The application was advertised by means of neighbour notification letters. Two 

representations have been received one in support and one in objection of the 
application. These are summarised below: 
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7.2     Objection from 20 The Meadway – “The Residents Association objects to this 
application because - this is over development of the site; the raised ridge height will 
dominate the neighbouring (downhill) house; this neighbouring property will be 
overlooked; the proposal will result in a three storey house which is not characteristic 
of Hill Rise; parking provision is inadequate for the number of bedrooms”. 

 
7.3      Comment from 18 Wood View – “In answer to your letter of 30th October 2017 I have 

no objections to the proposed development” 
 
8.  Consultations Received  
 
8.1 The Parish Council objects to the application on the grounds that “the building 

typology will be 3 storeys which is out of character with the area. It represents 
overdevelopment of the site. The ridge height exceeds existing and neighbouring 
property. There is loss of privacy for neighbouring properties and there is insufficient 
on-site car parking.” 

 
9.  Analysis  
 
9.1  The main planning issues to be considered in the determination of this 
 application are: 
 

1. The quality of the design and the impact on the character and appearance 
of the area (D1 & D2 & GBSP2 & NPPF); 

2. The potential impact on the residential amenity of adjoining neighbours (D1, 
SDG and NPPF); 

3. Parking provision and highway safety (M14 and Supplementary Parking 
Guidance and Council’s Interim Policy for Car Parking Standards and 
Garage Sizes) 

 
 1.  The quality of the design and the impact on the character and appearance 
of the area (D1, D2 & GBSP2 & NPPF) 

 
9.2 The Government attaches great importance to the design of the built environment. 

The National Planning Policy Framework (NPPF) notes that good design is a key 
aspect of sustainable development, is indivisible from good planning, and should 
contribute positively to making places better for people. Planning decisions should 
aim to ensure that developments add to the overall quality of the area; respond to 
local character and history, and reflect the identity of local surroundings and 
materials, while not preventing or discouraging appropriate innovation.  

 
9.3 Policy D1 requires the standard of design in all new development to be of a high 

quality and Policy D2 requires all new development to respect and relate to the 
character and context of the area in which it is proposed.  It notes that development 
proposals should as a minimum maintain, and where possible, should enhance or 
improve the character of the existing area.  Policy GBSP2 requires that ‘within 
specified settlements development will be limited to that which is compatible with the 
maintenance and enhancement of their character’. The Welwyn Hatfield District Plan 
Supplementary Design Guidance (SDG) supplements the policies contained in the 
District Plan.   
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9.4      It is noted that this application follows a recent application (reference 
6/2017/1550/HOUSE), which was similar, seeking permission to increase the ridge 
height and alter the roof form, with the addition of dormers and roof lights. The 
previous application proposed to alter the hipped roof to form a half hip gable end 
and included an increase of ridge height of approximately 1.6 metres to 
accommodate a second floor accommodation and result in a 3-storey dwelling. The 
proposal was considered to result in a top heavy appearance, resulting in bulk and 
mass to the existing dwelling that would appear dominant and contrived within the 
streetscene. It should be noted that it was considered that a loft conversion with 
dormer windows is not objectionable, with the number of examples within the 
streetscene. 

 
9.5      Following the refusal of permission, a pre-application enquiry was submitted 

(reference 6/2017/2049/PA). The recommendation was favourable and considered 
that the amended scheme overcame the previous reasons for refusal. 

 
9.6     The application seeks planning permission for alterations to the roof to include an 

increase in ridge height, formation of hip to gable and increase in height of front 
gable to facilitate accommodation in existing loft space and the addition of two front 
and two rear dormers and a roof light.  

 
9.7     In terms of design, the alteration from a hip to gable roof form and increase in height 

of approximately 0.9 metres would respect and relate to the original design and scale 
of the dwelling. The retention of a gable front element relates to the existing 
appearance and character of the property which features two front gable ends. 
Furthermore, the proposed fenestration detailing would match that existing and the 
walls would remain an off-white render. The roof tiles proposed would alter, it would 
be reasonable to condition a sample of roof tile is submitted to ensure high quality 
design in keeping with the streetscene. 

 
9.8     There are four dormer windows proposed, two on the front elevation and two on the 

rear elevation. The Council’s SDG outlines that “dormer windows should be 
contained within the roof slope, be subservient to the roof of the property and be in 
proportion to the existing fenestration of the property”. The proposed dormer 
windows on the front and rear elevation have been reduced in size from the previous 
scheme, resulting in two smaller dormers on the front and two on the rear. The 
dormer windows have been incorporated into the design of the dwelling, with the roof 
pitches mimicking that of the front elevation gable and the fenestration matching the 
size of those in the existing property. The dormers would appear subservient in size 
and would respect the roof form of the dwelling.  

 
9.9     With regard to the streetscene, Hill Rise and the surrounding area is residential in 

character and features a variety of styles and design of properties which feature both 
hipped and gable end roof forms. The proposed alteration from hip to gable roof form 
is not considered to appear at odds or out of keeping with the character and 
appearance of the streetscene. 

 
9.10    The gradient of this area varies, resulting in different relationships between the ridge 

heights of properties. The streetscene of Hill Rise is set on a steep gradient. An 
objection was received from the Parish Council outlining that the ridge height would 
exceed the existing and the neighbouring property. Furthermore, the Residents 
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Association have outlined that the resultant height would dominate the neighbouring 
property. 

 
9.11   The previous application was refused, partly as a result of the scale of increase in 

ridge height of 1.6 metres which was considered to result in a ‘top heavy’ 
appearance and of inappropriate scale in relation to the gradient of the street. The 
application now proposes an increase of 0.9 metres in height, which is now 
considered to be more in keeping with the ridge height variance between 
neighbouring properties within this area. It is not considered that the increase in ridge 
height would appear incongruous or excessively dominant within the streetscene, 
which would be harmful to the character and appearance of this area.  

 
9.12    The proposed walls of the extension would be finished in off white painted smooth 

render walls with grey upvc windows and doors which would match the existing 
dwelling. Sandtoft interlocking clay roof tiles are proposed in grey antique. The 
surrounding area features a variety of roof tiles and colours and therefore it is not 
considered that the proposed roof tile would be out of keeping with the surrounding 
area. However, it would be reasonable to attach a condition requesting a sample to 
be submitted and agreed. 

 
9.13   The proposed development would adequately respect and relate to the existing 

dwelling and the character of the area in accordance with the National Planning 
Policy Framework; Policies D1 and D2 of the Welwyn Hatfield District Plan 2005 and 
Supplementary Design Guidance. 

 
  2. The potential impact on the residential amenity of adjoining    
 neighbours (D1, SDG and NPPF). 
 
9.14 Policies D1 and the Supplementary Design Guidance aim to preserve neighbouring 

amenity. Furthermore, guidance in paragraph 17 of the NPPF is to always seek to 
secure high quality design and good standard of amenity for all existing and future 
occupiers of land and buildings. 

 
9.15 With regard to the impact on the amenity of adjoining neighbours, Policy D1 and the 

SDG states that any extension should not cause loss of light or appear unduly 
dominant from an adjoining property and should not result in undue overlooking of a 
neighbouring property or result in a loss of privacy.  

  
9.16    The neighbouring property, No.64 Hill Rise is located to the north west of the site 

and sits down the slope of Hill Rise. Whilst the existing ridge height of the property 
would increase by approximately 0.9 metres, the property would not encroach any 
closer to the neighbouring property at No.64 and it is considered that the separation 
distance of approximately 2.8 metres is such that it would not result in an 
overbearing impact or result in a loss of light to the detriment of the occupier at 
No.64. In addition, comments have been received from the Parish Council and 
Residents Association regarding overlooking and loss of privacy. A window is 
proposed on the north west side elevation at second floor facing towards No.64 Hill 
Rise. This window is labelled as obscure glazed and fixed shut within the plans and it 
would be reasonable to impose a condition ensuring this is upheld.  

 
9.17   A second floor window is proposed on the south east side elevation which would 

accommodate a bedroom. As a result of the separation distance to the neighbouring 
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properties on the other side of Wood View, it is not considered that there would be 
any direct views or a detrimental impact on the privacy of this occupiers. It is not 
considered that there would be a detrimental impact on the residential amenity of 
other surrounding properties to the host site. 

 
9.18    In light of all of the above observations, it is considered that the proposal would 

respect and sufficiently retain the residential amenity of all surrounding neighbouring 
properties. The proposal is there in accordance with Policies D1, the Supplementary 
Design Guidance and the relevant paragraphs of the NPPF in this regard. 

 
3. Parking provision and highway safety (M14 and Supplementary Parking 
Guidance and Council’s Interim Policy for Car Parking Standards and Garage 
Sizes) 

 
9.19 Paragraph 39 of the NPPF states that if setting local parking standards, authorities 

should take into account the accessibility of the development, the type, mix and use 
of the development, availability of public transport; local car ownership levels and the 
overall need to reduce the use of high emission vehicles. Saved policy M14 of the 
District Plan and the Parking Standards Supplementary Planning Guidance (SPG) 
use maximum standards and are not consistent with the Framework and are 
therefore afforded less weight. In light of the above, the Council have produced an 
interim Policy for Car Parking Standards that states that parking provision will be 
assessed on a case by case basis and the existing maximum parking standards 
within the SPG should be taken as guidance only.   

 
9.20   The dwelling as a result of the works would provide an additional two bedrooms and 

would result in a six bedroom property. The SPG identifies the site is located within Zone 
4 where a minimum of 3 on-site parking spaces are required for a six bed property.  

 
9.21    An objection was received from the Parish Council and the Residents Association 

with regard to inadequate car parking.  
 
9.22   The property benefits from an existing large driveway which can sufficiently 

accommodate up to four on-site car parking spaces. The proposal would provide an 
over provision of on-site car parking and therefore the existing provision is adequate 
relative to the size of the resultant building, and therefore is in accordance with 
Policy M14 of the District Plan, the SPG Parking Standards and the Council’s Interim 
Policy for Car Parking Standards. 

 
10.  Conclusion 
 
10.1 The proposed development, by virtue of its design and appearance is considered to 

sufficiently maintain the character and context of the area, and would not have any 
significantly adverse impacts on the residential amenity of neighbouring dwellings.  
The amended scheme is considered to have overcome the previous reasons for 
refusal and as a result, the proposal is in accordance with Policies GBSP2, D1, and 
D2 of the adopted Welwyn Hatfield District Plan 2005, the adopted Supplementary 
Design Guide and the National Planning Policy Framework 2012. 

 
10.2 The proposal has also been considered with regard to parking and highway safety. 

The proposal is in accordance with Policies M14, the SPG Car Parking Standards 
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and the Council’s Interim Policy for Car Parking Standards and the relevant parts of 
the NPPF. 

 
11. Recommendation   
 
11.1 It is recommended that planning permission be approved subject to the following 

conditions: 

1.        No development shall take place until samples of the materials to be used in the 
construction of the external surfaces of the building hereby granted have been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be implemented using the approved materials and subsequently, 
the approved materials shall not be changed. 

           REASON:  To ensure a satisfactory standard of development in the interests of 
visual amenity in accordance with the National Planning Policy Framework and 
Policies D1 and D2 of the Welwyn Hatfield District Plan 2005. 

2.        The proposed second floor window on the north west side elevation of the proposed 
building shall be glazed with obscured glass and shall be fixed so as to be incapable 
of being opened below a height of 1.7 metres above floor level, and shall be retained 
in that form thereafter. 

           REASON:   To protect the residential amenity of adjoining occupiers in accordance 
with Policy D1 of the Welwyn Hatfield District Plan 2005.  

           DRAWING NUMBERS 

          The development/works shall not be started and completed other than in       
accordance with the approved plans and details: 

  
Plan 
Number 

Revision 
Number 

Details Received Date 

1720P01 B Proposed Plans and Elevations  19 October 2017 
1720E01  Existing Plans and Elevations and 

Site Location Plan 
19 October 2017 

 
  REASON: To ensure that the development is carried out in accordance with the 

approved plans and details. 
 

1.       POSITIVE AND PROACTIVE STATEMENT 

          The decision has been made taking into account, where practicable and appropriate 
the requirements of paragraphs 186-187 of the National Planning Policy Framework 
and material planning considerations do not justify a decision contrary to the 
development plan (see Officer’s report which can be viewed on the Council's website 
or inspected at these offices). 

 
Lucy Hale (Development Management) 
Date 17/11/2017 
Expiry date: 14/12/2017 
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Part I 
Executive Member: Councillor Perkins 

 

 

WELWYN HATFIELD BOROUGH COUNCIL 

DEVELOPMENT MANAGEMENT COMMITTEE – 7 December 2017 

REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 

 

Appeal Decisions 30/10/2017 to 27/11/2017 
 

 

 

   

6/2016/2123/FULL 

DCLG No: APP/C1950/W/17/3179779 

Appeal By: Mr Breznica 

Site: 13 Deerswood Avenue Hatfield AL10 8RX 

Proposal: Erection of porch, single storey rear extension, conversion of dwelling house into 1 
x 1bedroom flat and 1 x 2 bedroom flat involving demolition of exisitng garden 
shed and relocation of shared garden shed 

Decision: Appeal Allowed with Conditions 

Decision Date: 01/11/2017 

Delegated or DMC 
Decision: 

Committee 

Summary: The proposal would have limited impact on the appearance of the building – the 
main issue was therefore parking provision. The Parking Standards SPG indicate a 
combined need for 2.75 spaces, combined to provision on the site of 2 spaces – 
however, the standards also indicate a need for more spaces (2.25) than the 
provision at present. Because the site is located in a relatively sustainable location 
close to public transport, and because any overspill parking that did arise could be 
accommodated on-street, the Inspector did not consider that it would be harmful. 

6/2017/0697/FULL 

DCLG No: APP/C1950/W/17/3180404 

Appeal By: Mr B Denton 

Site: 11 Bradmore Green Brookmans Park Hatfield AL9 7QW 

Proposal: Erection of two storey rear extension comprising of extension to A1 Retail unit at 
ground floor and residential studio unit at first floor. 

Decision: Appeal Dismissed 

Decision Date: 07/11/2017 

Delegated or DMC 
Decision: 

Delegated 

Summary: A similar scheme was dismissed on appeal in January 2017. Whilst this proposal 
varies by slightly reducing the size of the extension, and has been supported by 
new evidence on the extent to which daylight and sunlight to adjacent properties 
would be affected, the Inspector concluded that it would still be bulky and 
overbearing and have a harmful impact on the amenity of neighbouring residents.  
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6/2016/2436/VAR 

DCLG No: APP/C1950/W/17/3178532 

Appeal By: Mr C Durran  

Site: 2A Whitehill Ayot St Peter Welwyn AL6 9AF 

Proposal: Removal of condition 5 (Permitted Development Rights) on planning permission 
N6/2014/2154/FP. 

Decision: Appeal Allowed with Conditions 

Decision Date: 08/11/2017 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issue was the effect that removing condition 5 could have on the 
openness of the Green Belt, the purposes of including land within Green Belt, on 
living conditions of the occupiers of nearby dwellings and on the character and 
appearance of the area. The Inspector noted that Schedule 2 Part 1 to the General 
Permitted Developmet Order 2015 (GPDO) has articles limiting the extent of 
allowances on certain categories of land but that Green Belt is not expressly 
included. As such, normal permitted development allowances should apply unless 
exceptional circumstances can be demonstrated. The Inspector found that the 
exercise of permitted development rights in accordance with condition 5 would not 
have a significant adverse effect on the openness of the Green Belt, the purposes 
of including land within Green Belt, the living conditions of occupiers of nearby 
dwellings or the character and appearance of the area. Therefore, the condition is 
neither necessary nor reasonable and fails the tests for conditions set out at 
paragraph 206 of The Framework. 

6/2017/0457/HOUSE 

DCLG No: APP/C1950/D/17/3179174 

Appeal By: Mr D Driscoll 

Site: 44 Longlands Road Welwyn Garden City AL7 3PZ 

Proposal: Erection of single storey rear extension following the demolition of existing store 
room. 

Decision: Appeal Dismissed 

Decision Date: 14/11/2017 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issue was the effect of the proposal on the character and appearance of 
the surrounding area and the host property. The Inspector agreed with the Council 
that the extension would not be excessive in size or depth but that the proposed 
crown roof would add significantly to the overall height and bulk and would 
significantly detract from the character and appearance of both the property and 
the terrace. The proposal would not represent high quality design and was 
therefore inconsistent with both the NPPF and Local Plan policies D1 and D2. 
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6/2016/1677/MAJ 

DCLG No: APP/C1950/W/17/3179182 

Appeal By: Mr J Westrope 

Site: Blue Moon Paddock,  
Woodfield Lane,  
Brookmans Park 
Hertfordshire 
AL9 6JY 

Proposal: Demolition of existing redundant structures and erection of single family dwelling 
house, together with associated tree planting scheme (part of Centenary Woods 
project sponsored by Woodland Trust); landscaping and car parking 

Decision: Appeal Dismissed 

Decision Date: 17/11/2017 

Delegated or DMC 
Decision: 

Delegated 

Summary: The key issues were whether the proposal is inappropriate in the Green Belt and, if 
so, whether any harm by reason of inappropriateness and any other harm is 
clearly outweighed by other considerations, the effect on the character and 
appearance of the surrounding area, whether the site would constitute a 
sustainable location for development. The Inspector found that the proposal would 
have a greater impact on the openness of the Green Belt than existing 
development, and that it would fail to assist in safeguarding the countryside from 
encroachment and was therefore inappropriate development in Green Belt. The 
scale and height of the proposal was found to be discordant and that the proposal 
would inevitably result in the site being more domesticated than is currently the 
case. The Inspector found that the proposal would result in an isolated new 
dwelling in the countryside, contrary to paragraph 55 of the NPPF. Whilst some 
benefits with regard to woodland management were noted, it was concluded that 
this, and other matters, did not clearly outweigh the harm that the scheme would 
cause. 

 

 

Costs Decision 

6/2016/1466/LAWP 

DCLG No: APP/C1950/D/16/3166163 

Appeal By: Mr and Mrs Miller 

Site: 16 The Firs Park, Woodside Lane, Hatfield, AL9 6DG 

Proposal: Certificate of lawful use or development in respect of the proposed use of land within 
the existing caravan site boundaries for the siting of static caravans without 
restriction on the layout of the land or the number of caravans up to a maximum of 8 
caravan units on the site at any one time 

Decision: Costs Awarded Against the Council 

Decision Date: 12/07/2017 

Delegated or 
DMC Decision: 

Delegated 
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Summary: The Inspector considered that the Council had erred in three ways. Firstly, by setting 
too much store on the alleged change to the definable character of the planning unit 
when views from the main entrance to the site. Secondly, the Inspector considered 
that the Council did not give a fully rounded assessment of the John Childs case 
law, with which the Inspector identified differences between that site and the appeal 
site. Thirdly, by not attaching more weight to the Council’s own decision to issue a 
certificate in June 2016 for a related proposal. The Inspector found that all of this 
amounted to unreasonable behaviour by the Council, resulting in unnecessary 
expense for the applicant. 
 
The total costs to be paid by the Council, following discussions with the agent, are 
£3,393.90. 
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Part I 
Main author: Chris Carter 

Executive Member: Councillor Perkins 

 

WELWYN HATFIELD BOROUGH COUNCIL  
DEVELOPMENT MANAGEMENT COMMITTEE  
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 

 

PLANNING UPDATE – FUTURE PLANNING APPLICATIONS 

 

1          Introduction 

 

1.1      This report is for the Development Management Committee to provide a summary of 
applications that might be presented to Committee over the coming months.  If the call-in 
or application is withdrawn, the item will not be presented. 
 

1.2      The applications should not be debated as part of this agenda, however any Councillor 
wishing to raise specific points about the proposal – such as a need for planning 
obligations or issue(s) that might not readily be apparent from the proposal or any other 
matter, may do so and the case officer will consider, where they are planning 
considerations, these matters raised as part of the future Committee report. 

 

1.3      Appendix 1 comprises all applications that have been called-in or objected to by Town or 
Parish Councils.  Appendix 2 comprises those that are a departure from the Local Plan, 
Officers consider should be determined by Development Management Committee, the 
applicant is the Borough Council or it has an interest in the land and an objection has 
been received. 
 

2          Recommendation 

 

2.1      That members note this report. 
 

 

Name of author                Chris Carter x2298 

Title                                  Interim Development Management Service Manager 
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Appendix 1 - Applications called-in or objected to 

 ward description 

6/2016/0270/VAR 

Address Four Oaks 1-4 Great North Road Welwyn AL6 0PL 

Proposal Variation of conditions 1 (occupants) and 2 (number of caravans) of 
Planning Permission N6/2010/0211/S73B to increase the number of 
caravans from 10 to 20 of which no more than 5 shall be static caravans or 
mobile homes. 

Applicant Mr J Connors 

Ward Welwyn West 

Agent Mr M Green 

Call-In/Objection 
from 

Councillor Julie Cragg, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

Please can we call this in due to the fact that this raises a lot of issues of 
concern for the residents. 
There is uneasiness about the fact that the number of caravans fluctuates 
wildly and that they residents do not appear to adhere to the planing that 
they do have. 
The restrictions regarding children is there as this was not intended to be a 
permanent site but only to give stability to the children to enable them to 
attend school. 
Are they planning to use caravans as an office sutie and run business's from 
there? [sic] 

Call-In/Objection 
from 

Caroline Williams, Welwyn Parish Council 

Reason for 
Committee 
Decision 

15/03/2016 21:43 - Welwyn Parish Council at its Planning & Licensing 
Committee of the 15 March 2016 agreed to submit Major Objection.  We are 
unclear why the existing conditions have not been enforced.  We understand 
that the site was permitted as a temporary location linked to the schooling of 
the children which have now grown up and not as a permanent site.  We are 
concerned that the number of caravans has continued to increase overtime 
both with, and without, permission and Welwyn Hatfield Borough Council 
have previously stated that 10 is the maximum that can be accommodated.  
The existing conditions include that the land should be restored in 
accordance with the scheme previously submitted and approved by the 
planning authority as the residents may have already changed. 
 

Case Officer Mrs June Pagdin 

  

6/2016/0900/FULL 

Address 111 The Ryde, Hatfield, AL9 5DP 

Proposal Change of use to Sui-Generis Large House in Multiple Occupation (HMO) 
for up to 9 occupants 

Applicant Mr I Kabala 
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Ward Hatfield East 

Agent Planmore Design Architecture 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

There is insufficient parking for this use, the development is cramped, 
insufficient welfare amenities for the number of occupants and this Council 
supports the Borough?s Corporate Property Department in their objection 
regarding the covenants in place. Approving this application would set a bad 
precedent for HMO's in this area.  

Case Officer Mrs June Pagdin 

  

6/2016/1375/FULL 

Address 51 Roe Green Close, Hatfield, AL10 9PF 

Proposal Erection of chalet type bungalow 

Applicant Mr A Miller 

Ward Hatfield South West 

Agent Mr C Bailey 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

Further to our objection the details are; The committee raises objections to 
this planning application regarding proximity to chalk mines, vehicular 
access, refuse and emergency vehicle access and the number local 
residents objections for such an isolated area.  

Case Officer Mrs June Pagdin 

  

6/2016/1493/VAR 

Address Thunderbridge Yard Bulls Lane Hatfield AL9 7BB 

Proposal Variation of condition 1 to make the temporary permission permanent; 
condition 3 to permit eight caravans of which no more than five would be 
static caravans; condition 4 to vary the approved drawings; and condition 5 
to vary the site development scheme; of planning permission 
S6/2011/0116/FP 

Applicant Mr J Robb 

Ward Welham Green & Hatfield South 

Agent Mrs A Heine 

Call-In/Objection 
from 

Councillor Paul Zukowskyj, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

I would like to formally 'call in ' this applicaiton as it meets at least two of the 
key criteria for a call in, namely 1. The application is of an unusually 
sensitive nature as the current use of the site has led to significant adverse 
impact on neighbours amenity and that development beyond that permitted 
had occurred at the site. 2. The wider ramifications are the potential impact 
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of permitting this development may have on setting precedent for permitting 
neighbouring sites in the forthcoming local plan examination in public. There 
is also the precedent that would be set of permitting such developments, 
even for a limited period, in flood zones. 

Call-In/Objection 
from 

Sue Chudleigh, North Mymms Parish Council 

Reason for 
Committee 
Decision 

NMPC OBJECT as this is clearly a new application. The name of the 
applicants is not the name to whom the extant  Permission was originally 
given. 
 
The Government Planning Policy for traveller sites Policy E, in its 
introduction, states that making and decision taking should protect the Green 
Belt from inappropriate development - Item 4d and Item 16 state that 
inappropriate development is harmful to the Green Belt except in exceptional 
circumstances. None have been indicated.  
 
Item 4f - further states the local planning authority should aim to reduce the 
number of unauthorised developments and encampments.  This site has 
consistently exceeded the numbers stated in the original Permission and it is 
too small a site to be abused in this way. 
 
Item 4k - states the local planning authority have to have due regard to the 
protection of local amenities and local environment. 
There  have also been sanitary issues arising from the over-use of the site. 
One or more travelling caravans have also been let to itinerant workers in 
contravention to the terms of the licence.  This has caused considerable 
problems to the neighbourhood. 
 
Item 13 of the Planning Policy for traveller sites states the local planning 
authority should ensure that their policies: 
 
a)  promote peaceful and integrated co-existence between the site and the 
local community  
 
f)  avoid placing undue pressure on local infrastructure and services  
 
g)  do not locate sites in areas at high risk of flooding, including functional 
floodplains, given the particular vulnerability of caravans 
 
Policy E, Item 24 addresses local provision and it is the case that WHBC do 
not have a firm policy on Gypsy and Traveller sites in the Borough but there 
are existing sites in Welham Green – including a long term Showmans site 
which causes no trouble – however the Foxes Lane site also is also over 
used as the numbers of caravans exceeds the permitted numbers. 
Item 27 states that if a local planning authority cannot demonstrate an up to 
date 5 year supply of  deliverable sites this should be a material 
consideration and in this case the existing sites result in  over supply in 
Welham Green therefore any expansion is unwarranted. 
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Item 25 states that the local planning authority should very strictly limit 
traveller site development  in the Green Belt and further ….”sites in rural 
areas do not dominate the nearest settled  community.” Expansion of this 
site would cause stress on services and neighbours. 
 
Item 16 Inappropriate development is harmful to the Green Belt and should 
not be approved, except in very special circumstances. Traveller sites 
(temporary or permanent) in the Green Belt are inappropriate development.  
Subject to the best interests of the child, personal circumstances and unmet 
need are unlikely to clearly outweigh harm to the Green Belt and any other 
harm so as to establish very special circumstances, none of which have 
been indicated in this case. 
 
Item 24(a) The Local Planning Authority has to take into account the existing 
level of local provision and Welham Green currently has provision.  Indeed, 
even this is exceeded unlawfully – see report from Dennis Pennyfather, 
Licensing Technical Officer, dated 24 August 2016. 
 
Item 25 This further states the Local Planning Authority should very strictly 
limit …. sites in rural areas should not dominate the nearest settled 
community.  Of late the activities at Thunderbridge Yard have caused 
extreme concern and disturbance to the neighbourhood.  Police and other 
authorities are aware of this, which seems to arise from the subletting of the 
excessive on-site accommodation to persons other than gypsies or 
travellers. 
 
Footnote 9 States there is no presumption that a temporary grant of 
Planning Permission should be granted permanently, therefore North 
Mymms Parish Council consider, taking into account comments by Licensing 
Technical Officer that the site is not big enough, there are fire safety issues 
and this is a known flood plain with previous flooding issues, caravans on 
this Green Belt site are inappropriate development. 

Case Officer Mrs June Pagdin 

  

  

6/2017/0225/FULL 

Address Welwyn Rugby Football Club Hobbs Way Welwyn Garden City AL8 6HX 

Proposal Retention of 4x 15 metre high floodlight columns and lamps measuring a 
further 0.5 metres 

Applicant Mr M Elliott 

Ward Handside 

Agent Mr M Elliott 

Call-In/Objection 
from 

Councillor Helen Bromley, Welwyn Hatfield Borough Council 

Reason for 
Committee 

I would  like to call this in as the new floodlights are significantly higher and 
brighter than those which they replaced, by some 7 meters,  and they are 

Page 79



Decision also in different positions to the original lights. 
This has caused significant harm to the residents and the general amenity of 
the area. 
The original application did not mention the floodlights being in different 
positions. 
This is impacting on the conservation and EMS area. 
There is substantial visual intrusion day and night. 
At night, the light spill is far worse than previously, despite the rugby club 
saying it would be less. This is not the case. 
The club also seems to be contravening the permission given as to when 
they may be used. 

Case Officer Ms Rachael Collard 

  

6/2017/0513/FULL 

Address 5 West View Hatfield AL10 0PJ 

Proposal Change of use from sui-generis (Large HMO for up to 8 people) to a large 
HMO for up to 7 people and 6 self-contained units for up to 12 people and 
erection of laundry area and awning over patio 

Applicant Ms D Law 

Ward Hatfield Cent. 

Agent Ms D Law 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

The Committee objected to this application due to the fact the Hatfield Article 
4 Direction desperately needs reviewing and this has been recognised by 
the LPA.  Until such time that this has been carried out and bearing in mind 
that the overall concentration of HMOs in Hatfield Town Council's area 
needs to be reduced, no further HMOs should be permitted within the 
boundaries of Hatfield Town Council's area hence forth.  This particular 
application lacks sufficient communal space and we suggest fails to meet 
the legal requirements for HMO’s. 

Case Officer Mr Mark Peacock 

  

6/2017/0606/MAJ 

Address 1-9 Town Centre Hatfield AL10 0JZ 

Proposal Erection of 2 buildings to provide 1,194m2 (GEA) commercial floor space 
(A1 & A3), 70 flats (15 x 1 bedroom, 7 x 2 bedroom, three person and 48 x 2 
bedroom, four person) with associated car/bicycle parking, plant and refuse 
storage and including the improvement of public realm, following the 
demolition of existing buildings. 

Applicant Mr P Brimley 

Ward Hatfield Cent. 

Agent Mr P Wellings-Longmore 
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Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

Object: The Town Council is concerned at the impact of parking from new 
residential units on the retail parking spaces available.  The Council has 
repeatedly asked that design of new structures in the Town is sympathetic to 
existing Hatfield designs but again we see another architect imposing their 
design on our Town making it an uncoordinated mismatch of urban design 
from different decades with no empathy to the historic nature of the Town.  
Members are concerned at the impact of the level 7 building on the Grade 1 
listed building of Hatfield House.  Members consider that a community 
facility needs to be included within the design. 

Case Officer Mr Mark Peacock 

  

6/2017/1152/FULL 

Address Units 9-11 Peartree Farm Welwyn Garden City AL7 3UW 

Proposal Change of use of land to a sui generis use for vehicle repairs with the 
operating hours: Monday-Friday 07:00- 19:00 and Saturday 08:00-13:00 
 Erection of a workshop following part demolition of existing workshop 

Applicant Welham Travel 

Ward Peartree 

Agent DLA Town Planning Ltd 

Call-In/Objection 
from 

Councillor Malcolm Cowan, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

I wish to call in this application for member decision. The fact these industrial 
units back onto residential homes means there has been some history of a 
difficult interface and it is important the application is given the fullest 
examination.  The difficult interface relates to previous complaints over a 
long period of time during the occupation by the previous occupier as a bus 
operator. 
 

Case Officer Mr Raphael Adenegan 

  

  

6/2017/1242/FULL 

Address 2 St Albans Road East Hatfield AL10 0HE 

Proposal Conversion of single dwelling into 5 self contained units. 

Applicant Ms M Lister 

Ward Hatfield East 

Agent Mr M Bryant 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 

30/06/2017 16:37 - The Committee object to this application due to the fact 
the Hatfield Article 4 Direction desperately needs reviewing and this has 
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Decision been recognised by the LPA.  Until such time that this has been carried out 
and bearing in mind that the overall concentration of HMOs in Hatfield Town 
Council's area needs to be reduced, no further HMOs should be permitted 
within the boundaries of Hatfield Town Council's area hence forth. Whilst this 
application provides self contained units, it is still going to have the same 
effect as an HMO including the parking issues and negative effects on local 
residents. 

Case Officer Mr David Elmore 

  

6/2017/1575/HOUSE 

Address 6 Errington Close Hatfield AL10 9AU 

Proposal Conversion of garage to habitable room with installation of window to rear 
elevation 

Applicant Helene 

Ward Hatfield Villages 

Agent Mr A Feasey 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

14/08/2017 14:49 - Members object to the loss of a parking space in this part 
of Hatfield where parking is at a premium. 
 
Further the Hatfield Article 4 Direction desperately needs reviewing and this 
has been recognised by the LPA.  Until such time that this has been carried 
out and bearing in mind that the overall concentration of HMOs in Hatfield 
Town Council's area needs to be reduced, no further HMOs should be 
permitted within the boundaries of Hatfield Town Council's area hence forth, 
permitting this garage to be converted will further exacerbate the increase in 
student/HMO accommodation in Hatfield.  
 

Case Officer Mr David Elmore 

  

6/2017/1617/FULL 

Address 20 Upland Drive Brookmans Park Hatfield AL9 6PT 

Proposal Erection of 2 x 5-bedroom dwellings with private rear garden and front 
driveways, following demolition of existing dwelling. 

Applicant Mr G Shiells 

Ward Brookmans Park & Little Heath 

Agent Mr P Cramphorn 

Call-In/Objection 
from 

Councillor Stephen Boulton, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

I have not called in the previous one at 30 Upland but this at 16 follows 
immediately the application for 20 Upland and three applications for two 
large detached houses on each plot previously having one in a matter of 
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weeks seems to be detrimental to the amenity of existing houses in the road. 
 
I know that each one needs to be dealt with individually but in this case the 
six proposed houses in these three applications look excessive. Added to 
this is the real concerns of the rest of the residents in the road. 
 
Therefore if the officers are not minded to refuse the application I would like 
to call in 20 and 16. Thanks. 
 
Stephen 
 

Case Officer Mrs June Pagdin 

  

6/2017/1903/FULL 

Address 36 Salisbury Square Hatfield AL9 5AF 

Proposal Erection of 4 front, 4 rear and 2 side dormer windows, 5 front and 5 rear 
rooflights to facilitate conversion of roof, to include the creation of 2 x 1-
bedroom and 2 x 2-bedroom flats with associated parking, cycle store and 
landscaping 

Applicant Templewood Securities LTD 

Ward Hatfield East 

Agent Mrs V Davies 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

16/10/2017 16:08 - Members were not aware that the Job Centre in Hatfield 
was targeted for closure.  They do not see in the application details of where 
it will be relocated. 
They wish to raise concerns regarding parking, loss of more commercial 
space in Old Hatfield to residential units and lack of any amenity area for the 
new residential units. 
 

Case Officer Mr David Elmore 

  

6/2017/2162/HOUSE 

Address 54 Mymms Drive Brookmans Park Hatfield AL9 7AF 

Proposal Erection of wall with railings and gates facing the road 

Applicant Mr A Hamalis 

Ward Brookmans Park & Little Heath 

Agent Mr C Anatolitis 

Call-In/Objection 
from 

Sue Chudleigh, North Mymms Parish Council 

Reason for 
Committee 

16/10/2017 11:30 - North Mymms Parish Council's previous  comments in 
respect of Ref: 6/2017/0369 and Ref: 6/2017/0977/HOUSE that the proposal 
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Decision was inappropriate and out of keeping as it would result in it breaking up the 
openness of the road where there are currently no gates and walls close by 
and would also be over dominant in the street scene remains the same with 
this revised application. This continues to be inappropriate development. 
North Mymms Parish Council request that our current comments are noted 
as an "Objection with Comments" but if this application  is likely to be 
recommended for approval then we would request that it is registered as a 
Major Objection. 
 

Case Officer Mr David Elmore 

  

6/2017/2202/OUTLINE 

Address Land at Waterbeach, Bericot Way and Shackleton Way Welwyn Garden City 
AL7 2PT 

Proposal Outline planning application for 21 dwellings with all matters except access 
reserved 

Applicant Mr D Bowler 

Ward Panshanger 

Agent Mr M Wood 

Call-In/Objection 
from 

Councillor Terry Mitchinson, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

I wish to call in this application on the grounds of overdevelopment and loss 
of a local amenity. This site lies on the edge of a plot originally earmarked for 
a local school. Subsequently planning permission was granted for a care 
home which now dominates the area and takes up a significant amount of 
the plot. Had a school been built there would have been provision of a 
playing field which would have protected an area of open space between the 
new build and existing houses. I believe the open space that now exists 
should remain as a buffer between the care home and existing nearby 
housing. 

Case Officer Ms Rachael Collard 

  

6/2017/2204/ADV 

Address Trade Park 1 Bessemer Road Welwyn Garden City AL7 1HF 

Proposal Installation of 3 x internally illuminated freestanding forecourt signs 
measuring 3m in height and 1.8m in width 

Applicant Industrial Property Investment Fund 

Ward Peartree 

Agent Mr A Cornish 

Call-In/Objection 
from 

Councillor Malcolm Cowan, Welwyn Hatfield Borough Council 

Reason for 
Committee 

Given what you have told me, I object on the grounds: 
* the signs are excessively large and destructive of the streetscene where 
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Decision advertisements are generally small and well-proportioned 
* the existing signs one the buildings and their size, makes the signs being 
applied for, unnecessary. It is clear from the photo-montage that the lettering 
on the signs would infact be and appear smaller than the signage already in 
place. 
  
Given the potential for this setting a precedent, I must ask for this to be 
taken to committee, unless officers decide to reject the application. 
 

Case Officer Ms Lucy Hale 

  

6/2017/2262/FULL 

Address 14 & 16 Bishops Rise Hatfield AL10 9HB 

Proposal Erection of a two storey rear extension to both properties and alterations to 
openings to facilitate conversation of existing houses to form 4 x 2 bedroom 
(No. 14) and 4 x 1-bedroom (No.16) flats with associated car parking and 
cycle stores, following the partial demolition of existing dwellings 

Applicant Danewell Limited 

Ward Hatfield South West 

Agent Mr D Goodman 

Call-In/Objection 
from 

Councillor James Broach, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

1/11/2017 10:42 - This application has not addressed my concerns with the 
previous application (6/2016/0255/FULL), refused earlier this year under 
delegated powers. I therefore wish to call this application into DMC on the 
following grounds: 
 
The proposed development would be out of keeping with the surrounding 
area of family homes. To my knowledge no other dwelling 
in the near vicinity has gone through this kind of conversion - and approving 
this sets a very dangerous precedent. 
 
I am concerned about the number of residents that could potentially be 
housed on this site - with 12 bedrooms in total proposed for the site, there 
could potentially be 24 people residing in two former family homes, which to 
me seems far too many and raises concerns about the welfare of this 
number of residents potentially being crammed into a space of this size. 
 
On the point of the potential number of people living at this property, I feel 
that insufficient parking provision has been made on this site, and I note the 
objection from Vicki Hatfield on parking which I fully support. There is not 
sufficient on street parking in this area to meet the potential demand.  
 
Residents in surrounding areas have expressed concern about overlooking 
and loss of light to their properties - at the time of writing one household has 
written in, and as per the parking I fully support these concerns.  
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This is wholly inappropriate development and would set a worrying 
precedent if approved. I therefore urge it's refusal, and am happy for this to 
be refused under delegated power should officers recommend refusal.  

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

2/11/2017 13:35 - The Town Council is astounded by the applicants’ 
comment “the availability of on-street parking spaces which are nowhere 
near capacity” and shows little or no proper analysis of current conditions in 
the area.  Taking into account the objection by the Parking Services Officer 
and the Transport Study undertaken by Hatfield 2030+ which would have 
been available to the applicants’ had they been seriously bothered about 
Hatfield’s parking and transportation issues, we object to the application on 
grounds of inadequate parking.  The need to create so many parking spaces 
and an area to create forward turning areas for cars means that there is 
insufficient amenity space for the residents of the properties.  Rather than 
considering this a “small scale” development Members this  a large scale 
development when compared to neighbouring properties and consider it out 
of character.  Members consider the creation of parking spaces in what is 
currently a back garden will create increase in noise levels which will be 
unacceptable to neighbouring properties and therefore we also object on 
grounds of increase in noise. 

Case Officer Mr David Elmore 

  

6/2017/2288/FULL 

Address First Floor 12 Harpsfield Broadway Hatfield AL10 9TF 

Proposal Change of use from Office (B1 (a)) to a Dwellinghouse (C3) to include the 
creation of 4 dwellings. 

Applicant Mr A Collins 

Ward Hatfield Villages 

Agent Mr M Scott 

Call-In/Objection 
from 

Carrie Lloyd, Hatfield Town Council 

Reason for 
Committee 
Decision 

2/11/2017 12:07 - We object on grounds of lack of parking. It appears that 
landlords are now getting around the HMO problem in Hatfield by creating 
flats in areas that are entirely in appropriate for residential development.  We 
comment that the Hatfield Article 4 Direction desperately needs reviewing 
and this has been recognised by the LPA. Until such time that this has been 
carried out and bearing in mind that the overall concentration of HMOs in 
Hatfield Town Council's area needs to be reduced, no further HMOs should 
be permitted within the boundaries of Hatfield Town Council's area hence 
forth. 

Case Officer Mr Raphael Adenegan 

  

6/2017/2329/FULL 

Address Land Adjacent to 37 Lambs Close Cuffley EN6 4HD 
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Proposal Erection of 3 x 2-bedroom dwellings with associated parking - retrospective 

Applicant Ludgate Property Developments Ltd 

Ward Northaw and Cuffley 

Agent Mr D Padalino 

Call-In/Objection 
from 

Jason Grocock, Northaw & Cuffley Parish Council 

Reason for 
Committee 
Decision 

2/11/2017 19:57 - The Parish Council has a major objection to this 
application on the following basis:- 
Overdevelopment of the site.  Creates overlooking on neighbouring 
properties.  Inappropriate development of the site.  Inadequate car parking.  
Similar scheme previously rejected (6/2017/1079/FULL) 

Case Officer Mr William Myers 

  

6/2017/2340/FULL 

Address Land at Tollgate Farm Tollgate Road Welham Green AL4 0NY 

Proposal Development of a battery storage facility with associated infrastructure. 

Applicant RNA-Energy Ltd 

Ward Welham Green & Hatfield South 

Agent Mr A Barton  

Call-In/Objection 
from 

Councillor Paul Zukowskyj, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

07/11/2017 18:57 
 
I think the development being in the green belt presents questions about 
whether it is one that would constitute inappropriate development and if so, 
an assessment of whether VSC were demonstrated would be necessary. If 
one is necessary, I think it appropriate that the DMC make that 
determination. 
 
I think that irrespective of GB policy, the development is one that would 
present sensitive and unusual planning issues and should therefore be 
heard by the DMC, as per the criteria for call-in. 
 
31/10/2017 10:21 - This application raises unusual and sensitive planning 
issues, in that the facility is within the green belt and may have an adverse 
impact on the green belt, but may have very special circumstances in its 
favour that could allow it to be granted permission. I think these issues need 
to be aired at committee to give residents and the applicant the opportunity 
to discuss the merits and demerits of the application in an appropriate forum. 

Case Officer Mr Mark Peacock 

  

6/2017/2386/FULL 

Address The Rookery Cafe Great North Road Hatfield AL9 5SF 
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Proposal Change of use of ground floor (A3) into a children's nursery (D1) involving 
the erection of a single storey rear extension, and conversion of first floor 
from HMO (C4) to form 2 x 1-bedroom flats (C3) 

Applicant Mr M Filiou PLC c/o Dr. L Capaldo 

Ward Welham Green & Hatfield South 

Agent Mr E Anpitan 

Call-In/Objection 
from 

Councillor Paul Zukowskyj, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

12/11/2017 
The current cafe is, I believe, washed over by the green belt. I'm uncertain 
whether a change in use such as that proposed would be considered 
inappropriate development in the green belt, for example. 
 
The change from (I assume) current use classification A3 to D1 is also a 
significant change. Is, for example, the proposed use of the current car park 
envisaged to significantly change? 
 
There is also a safety issue in that the road adjacent to the cafe is 40mph 
not 30mph and the step down from national speed limit is very close indeed, 
will the entrance be appropriate for the proposed use? Are there other safety 
concerns that residents might express as the proposed use may well see an 
increase in use of the entrance? 
 
There are a number of potentially sensitive planning issues that I think need 
to be properly considered and I feel residents would likely want to see that 
those concerns had been considered in a public forum. 
 
07/11/2017 
Since this proposal includes a pretty profound change in use, I'd like to call it 
in for DMC to determine. 
 
Depending on the specifics of the proposal I may support or object, however 
I still think the DMC should determine this application. 
 

Case Officer Ms Louise Sahlke 

  

  

6/2017/2481/HOUSE 

Address 1 Russellcroft Road Welwyn Garden City AL8 6QN 

Proposal Erection of part single, part double storey rear extension, installation of 3x 
roof lights, alterations to openings, raising of roof height and relocation of 
chimney following demolition of existing conservatory 

Applicant Mr G Scannell 

Ward Handside 

Agent Mr A Hopkins 
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Call-In/Objection 
from 

Councillor Helen Bromley, Welwyn Hatfield Borough Council 

Reason for 
Committee 
Decision 

This application raises particularly sensitive planning issues 
 
If officers are minded to approve this application I would like this to go to 
DMC. 
 
Given the number of bathrooms, 4 en-suite, and 4 bedrooms, from an 
existing 2 bedroom house, I have serious concerns that this is not going to 
remain a house, for one couple. 
 
As this is part of one building, semi-detached to two other dwellings, I have 
concerns that the impact on other residents will be negative, with regards to 
parking, noise and garden use. 
 

Case Officer Ms Louise Sahlke 
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Appendix 2 - All other applications not comprising call-ins or objections 

 ward description 

6/2017/0606/MAJ 

Address 1-9 Town Centre Hatfield AL10 0JZ 

Proposal Erection of 2 buildings to provide 1,194m2 (GEA) commercial floor space (A1 
& A3), 70 flats (15 x 1 bedroom, 7 x 2 bedroom, three person and 48 x 2 
bedroom, four person) with associated car/bicycle parking, plant and refuse 
storage and including the improvement of public realm, following the 
demolition of existing buildings. 

Applicant Mr P Brimley 

Ward Hatfield Cent. 

Agent Mr P Wellings-Longmore 

Reason for 
Committee 
Decision 

The applicant is Welwyn Hatfield Borough Council and the proposal is major 
development which should be considered by the Committee. 

Case Officer Mr Mark Peacock 

  

S6/2015/1342/PP 

Address Land to the north east of King George V Playing Fields, Northaw Road East, 
Cuffley, Hertfordshire, EN6 4RD 

Proposal Outline planning application for residential development of up to 121 
dwellings, associated infrastructure and a change of use from agricultural 
land to an extension of the King George V playing field.  All matters reserved 
except for new vehicular access to serve the site, the provision of surface 
water discharge points and the levels of development platforms 

Applicant Lands Improvement Holdings Landmatch 

Ward Northaw and Cuffley 

Agent Mr M Smith 

Reason for 
Committee 
Decision 

The application is of a scale, sensitive nature or is controversial and officer’s 
consider that in accordance with the Council’s constitution, it should be 
determined by the Development Management Committee.   Additionally, the 
appication is a departure from the provisions of the appropriate development 
plan, other policy guidance or supplementary planning guidance. 

Case Officer Mr Mark Peacock 
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Part I 
Main Author: Lisa Hughes 

Executive Member: Cllr Mandy Perkins 
 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING AND 
GOVERNANCE) 
  

DEVELOPMENT MANAGEMENT PERFORMANCE REPORT 

JULY – SEPTEMBER 2017 

(All wards) 

1 Introduction 

1.1 This report relates to the performance of the Development Management Service 
over the three month period July to September 2017.  Additional information has 
been provided within this report compared to previous quarters and includes: 

 Average workload of officers; 
 Number of time extensions secured; 
 Number of applications granted, refused, withdrawn and split decision; 

and  
 Landscaping team’s performance in relation to landscaping applications 

and responding to consultations. 

2 Recommendation 

2.1 That Members note the content of this report.  

3 Application Numbers 

3.1 The graphs below show the number of applications that have been received 
during 2017.  In summary in the first quarter 651 applications were received, 756 
in quarter 2 and 750 in the previous quarter. 
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Major applications are those with 10 or more dwellings, sites of 1 hectare or 
more, or provision of 1,000m² new floor area or more. 

Minor applications include (but are not limited to) up to 9 dwellings, gypsy and 
traveller sites and commercial proposals not falling within the major category. 

Others include (but are not limited to) householder, advertisements and listed 
building applications.  

 The ‘non countable’ category are those applications which are not reported to the 
Department for Communities and Local Government (DCLG).  Such applications 
include, but are not limited to: prior approvals, discharge of conditions, etc.   

 Estate Management applications are not planning applications and therefore are 
subject to different policies and regulations compared to planning.  However, 
they comprise a significant amount of the department’s work and have therefore 
been reported separately for information.  These applications include proposals 
for both built development and for landscaping (tree/hedge removal) proposals.   

3.2 From the graph above, it can be seen that Estate Management, Non-countable 
and Householders comprise the greatest number submitted. There has been a 
slight reduction in the overall number of applications received compared to the 
previous quarter. In the previous quarter it was reported that there was an 
increase of workload of just over 16%, this overall increase has continued this 
quarter.  

4 Performance 

Applications 

4.1 Government (DCLG) monitor planning authorities on their speed of making 
decisions in relation to major and non-major applications.  The target at national 
level is to determine 60% of major applications within the statutory period of 13 
weeks or subject to the agreement of a time extension over a rolling two-year 
period.  In addition, the Council has a local performance indicator for majors of 
70%.  For non-majors, it is 65% over a two-year period rising to 70% for October 
2015 to September 2017 period.  For authorities who under-perform against this 
target, they will be classed as ‘poorly performing’ and applications for major 
development may be made by developers directly to the Planning Inspectorate 
should the target be missed.  The Council would not receive the fees for these 
but would be expected to deal with all of the associated administration.   

4.2 The following graph relates to the percentage of planning applications 
determined within set timescales.  
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4.3 Over the last quarter there has been an increase in performance for majors, 
minors remain static and others have dropped by 1%. Decisions are still being 
made within both statutory and local targets. 

4.4 These targets have however been achieved due to seeking time extensions for 
dealing with the applications beyond their statutory time period from applicants.  
Time extensions might be sought for a variety of reasons but might include 
seeking negotiations, complex and/or controversial proposals and items 
presented to Committee.  Time extensions do not go against the authority in 
terms of speed of decision making when reporting to the government.  The graph 
below shows the total number of applications determined each month in blue and 
alongside this in yellow are the number of applications where time extensions 
have been sought on those determined.  Seeking time extensions means that 
case officers workloads overall increase which makes dealing with newer 
applications on time more difficult.  Approximately 25% of all applications 
determined are subject to a time extension.  On average, each case officer has 
approximately 79 cases on hand equating to approximately 300 per annum.  
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4.5 Of the decisions reported above, the following graphs show the number of 
decisions that were granted, refused, split (i.e. part granted and part refused) and 
withdrawn across the major, minor and other categories.  All three graphs with 
the exception of July for majors show the majority of applications are granted. 
Withdrawals are not reported as part of our overall performance to government 
but still will have involved a significant amount of work by the case officers. 
These applications are frequently resubmitted often as a ‘free go’. 
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 Landscaping 

4.6 The performance of the landscaping team is being reported to enable Members 
to understand some of the work undertaken by landscape and tree officers which 
is not already reported to other committees such as the Environment Overview 
and Scrutiny Committee. 

4.7 The landscaping team is responsible for dealing with applications relating to Tree 
Preservation Orders (TPOs), applications for works to trees in Conservation 
Areas and Estate Management applications where works are proposed to trees 
or hedges.  They are also involved in masterplanning for strategic sites to advise 
on landscaping and planting plans. 

4.8 In the region of 200 applications per annum are received which are Estate 
Management and 300 TPO and works to trees in Conservation Area applications.  
Applications for works to trees in Conservation Areas require the Council to 
determine whether or not the tree should be protected by a TPO.  Decisions must 
be made within 6-weeks and the Order issued within this timescale.  If a decision 
is not made on the first day of the 7th week, the applicant may undertake the 
works that they were seeking consent for.   

4.9 The following graphs show the number of TPO applications determined each 
month and whether they were determined within the statutory timescales. This 
shows little consistency with the number of applications received each month 
making resourcing more difficult. However, overall a performance of 
approximately 75% has been achieved.  
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4.10 The graph below shows the number of decisions made on TPO’s and Trees in 
Conservation Areas since the beginning of the year. The Landscape Officer tries 
to negotiate acceptable schemes, hence a high approval rate. 
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4.11 The graph above show the number of applications for works to trees within the 
Estate Management area. The overall number has increased whilst the number 
determined within 8 weeks has decreased. 

4.12 In addition to dealing with applications, Members will be aware from reports 
presented to Committee that the landscaping officer will comment on proposals 
that might have an impact on either existing landscaping or will provide an 
opinion on proposed landscaping.  The following graphs show the average 
number of consultations per month is approximately 30. This will be across all 
types of applications from Majors to Others. 

Appeals 

4.13 The chart below shows the number of applications and enforcement notices that 
have been allowed, allowed with conditions, dismissed, split decisions (part 
allowed and part refused) and withdrawn at appeal.  This quarter has seen the 
same number of decisions compared to the previous. There has been a 
significant increase in the number allowed or allowed with conditions by the 
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Planning Inspectorate resulting in 50% allowed.  The Council has therefore failed 
to meet its local target for this quarter. 

4.14 As well as the Government monitoring authorities in relation to performance for 
determining applications, it also monitors quality in relation to the number of 
major and non-major applications overturned (i.e. allowed) at appeal.  The 
threshold is for fewer than 20% of major applications overturned at appeal over a 
rolling two-year period.  For authorities who exceed this target, they will be 
classed as ‘poorly performing’ and applications for major developments may be 
made by developers directly to the Planning Inspectorate.  The last major 
application overturned at appeal was over two years ago and therefore the 
Council is meeting the Government’s target.   It is worth highlighting that very few 
major applications have historically been refused by the Council and thus very 
few can be appealed.   

4.15 DCLG has recently proposed that the threshold for quality of decisions for non-
major applications will be amended to 10% and will be introduced for 2018-2019 
onwards.  For clarification, this is 10% of all non-major (i.e. minor and others) 
decisions refused by the Council and subsequently overturned at appeal over a 
rolling two-year period.  The statistics collated by DCLG have not been updated 
to that reported last quarter.  They relate to April 2016-March 2017, with a total of 
33 applications having been determined of which 6 were allowed.  Over the same 
time period 170 applications have been refused.  The percentage is therefore 
3.5% (6 divided by 170).  The Council is therefore significantly within 
government’s target and not at risk of being classed as poorly performing.  

4.16  

 

5 Enforcement 

Number of cases received 

5.1 Enforcement continues to be very busy. Despite a more robust complaint 
screening process being introduced which did result in a steady decline in the 
number of cases registered for further investigation, numbers in the last two 
quarters have started to rise again.  
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5.2 As with the previous quarter, a lot of cases reported are those with a less serious 
impact upon amenity, shown in red.  The number of estate management 
complaints, shown in grey, has seen a significant increase this quarter. 

 

Notices Issued 

5.3 The chart below shows the number of notices issued.  The issuing of an 
enforcement notice is the last resort for the Council.  Government guidance 
requires local planning authorities to try to negotiate with a contravener to find 
alternative means by which an unacceptable development may be made 
acceptable.  A significant amount of time is spent by the enforcement officers in 
negotiation. 

 

5.4 Since the last performance report was presented to Committee, the enforcement 
team have been busy with, amongst other matters, the issuing of eight Planning 
Contravention Notices.  Planning Contravention Notices are used to establish the 
use of a site and to find out ownership and other details.  They may only be used 
by the Council when a breach of planning control is suspected.  They cannot be 
used as a ‘fishing exercise’.   There were no Enforcement Notices served during 
the quarter.  

5.5 There are currently 516 outstanding enforcement cases (both planning and 
Estate Management), some of which are awaiting prosecution, notices to be 
served or in the case of estate management for arbitration.  Others are being 
investigated with the aim to find an acceptable resolution for all.  A report 
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providing an update on enforcement action taken (i.e. notices issued) is attached 
to this agenda as a Part II (confidential) item. 

6 Updates  

6.1 As noted within this report, the number of planning applications received has 
remained high following the trend from the previous quarter.  At the same time, 
performance has continued to be met and the overall number of applications 
awaiting a decision slowly reducing.   

6.3 Since the last report, there have been a number of changes within the Planning 
Support team with a number of new starters as well as two new Officers.  Further 
recruitment will commence shortly following the promotion of Mark Peacock to 
Principal Development Management Officer following the departure of Andrew 
Mangham and another internal promotion.   

7 Conclusion 

7.1 All areas continue to be busy, however performance has seen an overall 
improvement compared to the previous quarter.  Recruitment continues to be 
challenging and further adverts will be posted over the coming months. 

Author: Lisa Hughes (Development Management Service Manager) 
Date:  22nd November 2017 
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Part I 
Main author: Baras Mast-Ingle 
Executive Member: Clllr. Perkins 
All Wards 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 7 DECEMBER 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE) 
 
PLANNING APPLICATION VALIDATION CHECKLIST 
 
1 Executive Summary 

1.1 Members will recall that a review of the Planning Application Validation 
Checklist was presented to Development Management Committee on 25 May 
recommending that (i) the contents of the report were noted; (ii) agreement for 
consultation on the proposed changes; and (iii) a final report was presented to 
enable adoption of an amended checklist. 

1.2 The previous checklist was adopted by the Development Management 
Committee on 14 July 2015 after taking account of feedback from agents, 
applicants, statutory consultees, Town and Parish Councils through the 
consultation as well as implementing changes detailed within ‘the National 
Planning Policy Framework, paragraphs 192 and 193; Growth and 
Infrastructure Act; and ‘Streamlining the planning application process: a 
consultation’, January 2013’. 

1.3 The consultation took place on the revised and updated checklist between 26 
May and 11th July, with all parties being advised by email (agents, statutory 
consultees, Town and Parish Councils) where information was held.  Details 
were also placed on the Council’s website.  Twelve responses have been 
received. 

1.4 The proposed updated checklist is similar to that presented in May, with 
modifications undertaken to take account of the responses, plus feedback 
from Planning Officers. The amendments, for ease have been added in red 
text.   

2 Recommendation(s) 

2.1 To approve the adoption of the proposed amended validation checklists for 
the different application types. 

Implications 

3 Financial Implication(s) 

3.1 There are no anticipated financial implications, negative or positive, as a 
result of the proposed changes to the checklist compared to the current 
position.   
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4 Link to Corporate Priorities 

4.1 I confirm that the subject of this report is linked to all of the Council’s 
Corporate Priorities ‘Our Community’, ‘Our Environment’, ‘Our Places’ and 
‘Our Council’, and specifically to the achievement of promoting housing, 
leisure facilities, recycling facilities, parking provision, open space, retail 
centres to name a few as well as financial control with an up-to-date checklist 
requiring only information necessary for making the decision and/or is linked 
to a statutory requirement, under the Town and Country Planning 
(Development Management Procedure) (England) Order 2015. 

5 Legal Implication(s) 

5.1 The planning authority must validate planning applications in accordance with 
the government’s ‘national’ list which requires the submission of a completed 
application form, site location plan, site plan, certificate and in certain 
circumstances a design and access statement.  Any additional information, 
including drawings and reports are all published on an authority’s local list. 

5.2 There is no legal requirement for a council to adopt a local validation 
checklist, however the Council has considered it of greater benefit to have the 
checklist in order to have the necessary information in order to determine 
applications, which in turn should lead to fewer pre-commencement 
conditions being attached to approvals.  It is suggested to continue only 
requiring information from the local list in the case of full and outline planning 
applications and limited information (drawings) in the case of householder 
developments.   

6 Risk Management Implications 

6.1 There is no change in approach compared to the previously adopted local 
lists. There is no risk to the authority in terms of its reputation as there are no 
changes.  

7 Explanation 

Background 

7.1 The Government introduced on 6th April 2008, a national list of documents 
and information necessary in order to validate planning applications.  
Following this, various government reviews have taken place with the National 
Planning Policy Framework introducing, in March 2012 as well as within 
legislation inserted under section  62 (4A) of the Town and Country Planning 
Act 1990 information requirements for determining planning applications.  
Both detail that information sought “...must be reasonable having regard, in 
particular, to the nature and scale of the proposed development; and (b) may 
require particulars of, or evidence about, a matter only if it is reasonable to 
think that the matter will be a material consideration in the determination of 
the application”. 
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7.2 It is also possible for an applicant, if a local planning authority, determine that 
additional information is required in order to validate the application, to dispute 
this by issuing a notice under article 14 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015.  There is then 
a process for both the local authority and applicant to go through and 
potentially an appeal if the matter cannot be resolved. 

7.3 The previous review of the validation checklist sought to limit the amount of 
information sought from developers. This has not resulted in problems for 
either developers, consultees or officers and it is therefore not proposed to 
change this approach.   

7.4 The same approach to the local list has been taken with this review, but has 
been adapted to take account of legislative changes that have taken place 
since the previous checklist was adopted, for example, the submission of the 
Welwyn Hatfield Borough Plan, Proposed Submission 2016.  

Consultation Responses 

7.5 The consultation on the revised checklists took place between 26 May and 
11th July, with all parties being advised by email (agents, statutory consultees, 
Town and Parish Councils) where information was held.  Details were also 
placed on the Council’s website.  Twelve responses have been received from 
various parties.  The responses are provided at Appendix 2 together with the 
Council’s response. 

7.6 It will be noted that the consolation responses have been very informative and 
constructive.  In the majority of cases, their comments and observations have 
been taken account of and the checklist updated accordingly.   

7.7 Some of the responses will be noted fall outside of the scope of the review of 
the validation checklist and as indicated within Appendix 2, those comments 
will be responded to by the Planning Support Manager. 

8 Equality and Diversity 

8.1 I confirm that an Equality Impact Assessment (EIA) has been carried out in 
connection with the proposals that are set out in this report. 

8.2 This identifies that there is no evidence to show the process would provide 
inequality to any section of the community as defined under the Equality Act 
2010. 

Name of author Baras Mast-Ingle x 2505 
Title Planning Support Manager 
Date 17 November 2017 
 
Background papers to be listed  

Town and Country Planning (Development Management Procedure) (England) 
Order 2015 

Page 105



Welwyn Hatfield Borough Council, Planning Application Validation Checklist, 
adopted 2015 
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Appendix 1  
 
 
Welwyn Hatfield Borough Council Validation Requirements for Planning Applications  
Section 1: National Requirements  
 
Note: one copy only for ALL applications whether submitted electronically or paper 
 
1a. Application Form  
 

Required for all applications   
 
Guidance on how to fill out these forms can be found at the Planning Portal web site: 
www.planningportal.co.uk 
 
1b. Site Location Plan  
 
Required for all applications, except non material amendments and submission of 
details when it clear from the application which development the proposal relates to  
 
A site location plan at a scale of either 1:1250 or 1:2500 which identifies the site and 
the surrounding area and shows at least two roads and the north point.  In 
exceptional circumstances plans of other scales may also be required.  The site 
should be outlined in red and any other land owned by the applicant in blue. It should 
include land necessary to carry out the proposed development (e.g. land required for 
access to the site from a public highway, visibility splays, car parking and open areas 
around buildings.  
 
Applications which have been submitted with unlicensed Ordnance Survey mapping 
will be accepted although any possible infringement with copyright laws will be 
identified to the agent, or applicant where there is not agent. 
 
Site location (1:1250 and 1:2500) and block plans (1:500) may be obtained from the 
Planning Portal https://www.planningportal.co.uk/homepage/4/buy_a_plan  or from 
Land Registry by calling 0844 8921111. 
 
Policy Driver and where to get more advice:  

 Town and Country Planning  (Development Management Procedure) (England) 
Order 2015 

 Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation     
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1c. Site Plan/Block Plan 
 
Required for all applications, except non material amendments and submission of 
details when it clear from the application which development the proposal relates to  
 
The site plan should be drawn at an identified standard metric scale (1:500 or 1:200). 
It should accurately show: the direction of North; the proposed development in 
relation to the site boundaries and other existing buildings on site, with written 
dimensions including those to the boundaries or include a bar scale, drawn both 
horizontally and vertically.  
 
The following may be required, unless these would not influence or be affected by 
the proposed development: 

 all the buildings, roads and footpaths on land adjoining the site including 
access arrangements  

 all public rights of way crossing or adjoining the site  

 the position of all trees on the site, and those on adjacent land  

 the extent and type of any hard surfacing; and  

 boundary treatment including walls or fencing where this is proposed. 
 
Policy Driver and where to get more advice: 

 Town and Country Planning  (Development Management Procedure) (England) 
Order 2015 

 Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation     

 
1d. Ownership certificate (A,B,C or D as applicable) 
 
Required for all applications except for approval of reserved matters, discharge or 
variation of conditions, tree works, prior approval, lawful development certificates 
and express consent to display an advertisement must include the appropriate 
certificate of ownership.  
 
Guidance on how to fill out these forms can be found at the Planning Portal web site: 
www.planningportal.co.uk/info/200126/applications/59/how_to_apply  
 
One of the ownership certificates must be signed.  
(If part of your proposal overhangs or forms a party wall on your neighbours land you 
are required to submit certificate B) and serve notice on the landowner.  For this 
purpose an ‘owner’ is anyone with a freehold interest, or leasehold interest the 
unexpired term of which is not less than 7 years. 
 
Policy Driver and where to get more advice: 

 Town and Country Planning (Development Management Procedure) 
(England) Order 2015. 

 Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation   
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1e. Appropriate Fee 
 

Required for all applications (exemptions) 
 
Most applications attract a fee, set by central Government. Your application must be 
accompanied by the correct fee; it will not be considered valid if a fee is not 
submitted with the forms and plans.  Please refer to the planning portal website for 
details:  https://1app.planningportal.co.uk/FeeCalculator/Standalone  
 
Please make payments online when submitting applications electronically through 
the planning portal, or payment will be accepted by either credit or debit card by 
telephoning 01707 357000 and asking for ‘Planning Support’, or alternatively 
submitting cheques and make them payable to ‘Welwyn Hatfield Borough Council’ 
and ensure the site address is written on the back of the cheque. Payment by BACS 
may not be accepted. 
 
There are exemptions when no fee is required, such as re-submission of applications 
received within a year of the decision date of refusal or withdrawal, and where the 
applicant has not previously benefited from a free go for that site. The proposal 
description needs to be similar in nature to the previous application and for those 
applications providing access or facilities for disabled persons.  
 
If you wish to clarify the fee please contact Development Management before 
submitting your application. 
 
1f. Design and Access Statement 
 
Required for all major developments and applications within conservation areas 
which comprise: 

 Provision of one or more dwellinghouses 

 Building or buildings where the floorspace to be created is 100m² or more 
 
These are required to explain the design concepts and principles which have 
informed the proposed development, and to demonstrate how context has informed 
their scheme. An explanation of the approach taken to access and how any 
consultation on access issues has been taken into account is to be stated. 
 
Policy Driver and where to get more advice: 

 The Town and Country Planning (Development Management Procedure) 
(England) Order 2015 

 http://www.legislation.gov.uk/uksi/2013/2932/pdfs/uksi_20132932_en.pdf  
 
1g. Personal  and Sensitive Information 
 
Requested for all application types 
 
It is requested that any personal or sensitive information is removed / redacted from 
applications/reports etc. prior to their submission.  Such information includes 
signatures, personal phone numbers, personal email addresses and photographs 
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containing images of children and vulnerable adults and vehicle registration 
numbers. 
 
Applications will not be invalidated if they have such information, however it might 
lead to a delay in its registration. 
 
1h. Format of Submissions 
 
Requested for those not submitted in full through the Planning Portal 
 
It is requested, when an application and associated plans and documents are not 
submitted through the Planning Portal that the application should be submitted in the 
form of 1 hard copy of all plans and documents and 1 electronic copy on CD.  
Information on the CD shall be divided into 3 folders of information/documentation as 
follows: 

A. Application form, covering letter, design & access statement and planning 
statement 

B. All plans  
C. All other relevant documents   

- No bigger than 10Mb (applies to each and all documents/files),  
- No signatures on any document (or if they do have to be included only on 

one page).  Initials are acceptable.   
- No vehicle registration plates and no children in the images.  If either is 

included, they should be redacted. 
 

Where information is submitted both in paper and on CD, please ensure that 
the information on both correspond with one another.  Please ensure that files 
are not security locked.  Please label each document with a clear description 
as to its contents. 
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Section 2: Local Information Requirements (Lists 1, 2, 3, 4 and 5)  
 
 
List 1   Information Requirements for an:  
 

Application for Planning Permission  

Application for Outline Planning Permission with Some Matters Reserved 

Application of Outline Planning Permission with All Matters Reserved  

Application for Planning Permission and Listed Build Consent for Alterations, 

Extension or Demolition of a Listed Building  

Application for Planning Permission and Consent to Display Advertisement(s)  

 

The Council formally adopted a local list for the above applications on XXX.  The 
information detailed below is required for the types of developments described under 
the heading ‘Types of applications and when required’.  If you are uncertain as to the 
level of information required, prior to submitting your application, please speak to the 
duty planning officer.  In instances where pre-application advice has been sought, 
the case officer will advise you of necessary information.  If you consider that your 
proposal does not warrant the information detailed, please note this within your 
application. 

 
2a. Drawings and Documents 
 

Required for all major applications, which comprise 

 10 or more dwellings, or the site area for residential development is 0.5 hectares 
or more; or, 

 1000 square metres or more of floor space; or  

 Development carried out on a site having an area of 1 hectare or more. (The 

following requirements do not relate to householder applications on sites of more 

than 1 hectare) 

 
 
2b. Existing and proposed floor plans 
 

Required for all applications including change of use 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
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dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent.  They should show clearly the proposed works in relation to 
what is already there, highlighting any structures to be demolished. 
 
It is requested that existing and proposed floor plans are provided in the same 
orientation. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation  
 
2c. Existing and proposed elevations 
 
Required for all applications involving building work, alterations to buildings or 
display of advertisements 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. All sides of the proposal must be shown and these should 
indicate, where possible, the proposed building materials and the style, materials 
and finish of windows and doors.  Blank elevations must also be included, if only to 
show that this is in fact the case.  
  
They should show clearly the proposed works in relation to what is already there, 
highlighting any structures to be demolished, and the relationship to neighbouring 
buildings. 
 
Where a proposed elevation adjoins another building or is in close proximity, the 
drawings should clearly show the relationship between the buildings, and detail the 
positions of the openings on each property.   
 
It is requested that existing and proposed elevations are provided in the same 
orientation. 
 
If your application is for a change of use and no change is proposed to the external 
elevations a statement must be included to state that no external changes are 
proposed. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
 
2d. Existing and proposed sections and floor levels 
 
Required for all applications involving building work, alterations to buildings or 
display of advertisements when the proposal includes or involves a change in ground 
levels 
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All plans to be drawn at a minimum scale of 1:50, or 1:100 showing a cross 
section(s) through the proposed building(s).  Plans should be proportionate to the 
nature and size of the proposal, correctly titled, with individual drawing numbers on 
each plan, show paper size and annotated with either dimensions or with a scale bar 
(horizontally and vertically) and not having ‘Do Not Scale’ or equivalent.  They should 
show clearly the proposed works in relation to what is already there, highlighting any 
structures to be demolished.  The drawings may take the form of contours, spot 
levels or cross or long sections as appropriate. 
 
It is requested that existing and proposed sections and floor levels are provided in 
the same orientation. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
 
2e. Existing and proposed roof plans 
 
Required for all applications involving alterations to the roof layout 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. They should show clearly the proposed works in relation to 
what is already there, highlighting any structures to be demolished. 
 
It is requested that existing and proposed roof plans are provided in the same 
orientation. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
 
2f. Landscaping plans 
 
Required for: Examples include: Increase in bedroom numbers; Proposals reducing 
on-site parking provision; Increase in commercial floorspace; Houses in multiple 
occupation; Forecourt parking. 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
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Plans and elevations 
Submit existing and proposed layout plans to scale showing: 

• Areas of hard and soft landscaping. 
• Location and type of boundary treatment for example gates, walls, fences, 

railings. 
• Location, type and spread of trees on the site and on pavement. 
• Existing and proposed changes of levels   
• An indication as to how the hard standing will be drained. 

 
2g. Topographical Survey 
 
Required for major applications and sloping sites 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
2h. Adverts 
 

Required for advertisements 

All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent.  All sides of the proposal must be shown and these should 
indicate, where possible, the proposed building materials and the style, materials and 
finish of windows and doors.  Blank elevations must also be included; if only to show 
that this is in fact the case.  
 
Plans, elevations and sections 
Show the following details on drawings:  
• submit existing and proposed sections through any fascia or projecting sign 
making sure the section is cut through to show the illumination at scale 1:20. 
 
For those illuminated: 

• the method, type and colour of illumination 
• is it externally or internally lit? 
• type of lighting – spot lights, trough lights, halo illumination? 
• the size of the light fittings. 

Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
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2i. Outline Planning Permission 
 
Required for outline planning applications.  These applications are generally only 
appropriate for new build developments outside conservation areas and are not 
appropriate for changes of use, or for proposals which are within or adjacent to a 
conservation area or involve development to or adjacent to a listed building 
 
Where access is a reserved matter there is a requirement to indicate where access 
points to the development would be situated.  
 
If access is to be determined at the outline stage all transport matters must be dealt 
with in detail, including the submission of a Transport Impact assessment where 
necessary. 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
The Council reserves the right to request further information in the form of e.g. 
indicative drawings and other supplementary documents, if it is not possible to 
determine the application on the reserved matters indicated (Article 5 of the Town 
and Country Planning (Development Management Procedure) (England) Order 
2015. 
 
Policy Driver and where to get more advice: Town and Country Planning 
(Development Management Procedure) (England) Order 2015 
 
2j. Plant and Flue Drawings 
 
Required for installation of plant, flues, ventilation, extraction or air conditioning 
equipment.  
 
Plans, elevations and sections 

 Show equipment, ducting and acoustic enclosures or screening on plans, 
elevations and sections 

 Show the location of neighbouring windows on drawings cross referenced to the 
acoustic report 

 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
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2k. Shop Fronts or ATMs 
 
Required for shop fronts 
 
Plans, elevations and sections 
• Section of security grilles or shutters, if proposed, indicating the location of the 

shutter box and canopy 
• If the proposal affects the access to the upper floors in any way, ground floor 

plans showing separate access to upper floors 
• For proposals including the installation of ATM’s, details of height (for disabled 

access) and details of any illuminated adverts 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
If advertisements are shown on the plans, these may require a combined planning 
permission and advertisement consent application. 
 
Policy Driver and where to get more advice:  
Policies D1 and D2 of the Welwyn Hatfield District Plan 2005.  Policies SP 9, SP 10, 
SADM 11 and SADM 12 of the Draft Local Plan Proposed Submission, August 2016. 
National Planning Policy Framework, Section 7. 
 
2l Basements or Excavations 
 
Required for basements or excavations 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan and annotated with either dimensions 
or with a scale bar (horizontally and vertically). 
 
Plans, elevations and sections 

• Existing and proposed sections. 
• Show light wells and window dimensions on sections. 

 
If the proposed works to the basement extend to the front and rear of the property 
show the distance between basement and boundary on plans and section. 
 
Policy Driver and where to get more advice:  
Policies D1 and D2 of the Welwyn Hatfield District Plan 2005.  Policies SP9, SP10, 
SADM11 and SADM12 of the Draft Local Plan Proposed Submission, August 2016. 
National Planning Policy Framework, Section 7. 
 
2m Parking Plan 
 
Required for all new development which would result in a change in parking 
requirements or loss of parking provision 
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Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
Plans and elevations 
Submit existing and proposed layout plans to scale showing: 
• Details of existing and proposed parking provision including disabled and cycle 

parking 

• Areas of hard and soft landscaping, 
• An indication as to how the hard standing will be drained,  

• Garage provision, to include information showing the garage is large enough to 

accommodate a vehicle in accordance with the Interim Parking Standards, 

November 2014 

 

• Guidance – http://www.welhat.gov.uk/CHttpHandler.ashx?id=9515&p=0 
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Statements and Reports 
 
3a Affordable Housing Statement 
 
Welwyn Hatfield District Plan 2005 - required for proposals of 25 or more new 
residential units or on sites of 1 hectare or greater. 
 
Draft Local Plan Proposed Submission, August 2016, required for proposals of 11 
new dwellings or a site of a site of 0.5 hectares or more. 
 
Submit an affordable housing statement. The statement will need to include: 
•  The mix of private and affordable units with numbers of habitable rooms and/or 

bedrooms. 
•  If you are proposing different levels or types of affordability or tenure for different 

units you should explain this clearly and fully. 
• If you are proposing affordable housing that is not policy compliant, a viability 

statement will need to be submitted 

You should also show the location of the affordable units and the number of 
habitable rooms and/or bedrooms, and/or the floor space of the units on the floor 
plans. 
 
Policy Driver and where to get more advice:  
Policy H7 (Affordable Housing) of the Welwyn Hatfield District Plan 2005.  Policies 
SP7 of the Draft Local Plan Proposed Submission, August 2016.  National Planning 
Policy Framework, Section 12. 
 
3b Air Quality Assessment 
 
The Council may require an applicant to submit an Air Quality Assessment for 
proposals that would: 

 Include housing and is within or adjoining an Air Quality Management Area; 

 Require an Environmental Statement; 

 Require a Transport Assessment; 

 Result in increased traffic congestion, or create a change in traffic volumes or 
vehicle speed; 

 Significantly alter the traffic composition in an area (i.e. bus stations, HGV Parks 
etc.); 

 Include proposals for new car parking (>300 spaces) or coach/ lorry parks; or 

 Have an effect on sensitive areas such as ecological sites, or areas previously 
defined as having poor air quality (including Air Quality Management Areas) 

 
This assessment should indicate the change in air quality resulting from the 
proposed development and outlining appropriate mitigation measures as necessary. 
 
Policy Driver and where to get more advice:  
Policy R18 of the Welwyn Hatfield District Plan 2005. SP11 and SADM18 of the Draft 
Local Plan Proposed Submission, August 2016. National Planning Policy 
Framework, Section 11.  Further advice may be obtained from the Council’s 
Environmental Health Services department. 
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3c Archaeological Assessment 
 
Required for proposals involve a new building or the disturbance of ground within an 
Area of Archaeological Significance and/or where the development would have an 
impact on a site which has, or may have, archaeological interest of over 0.5ha. 
 
For all applications involving the disturbance of ground within an Area of 
Archaeological Significance as defined in the development plan, or other 
archaeological notification areas that might be published (including Scheduled 
Monument data), or in other areas in the case of a major development proposal or 
significant infrastructure works, an applicant may need to commission an 
assessment of existing archaeological information and submit the results as part of 
the Heritage Statement.  This assessment may comprise the results of a desk based 
assessment and/or the results of an archaeological evaluation of the site. 
 
Policy Driver and where to get more advice:  
Policy R29 of the Welwyn Hatfield District Plan 2005.  Policy SP11 and SADM15 of 
the Draft Local Plan Proposed Submission, August 2016. National Planning Policy 
Framework, Section12.   

 
Further information on existing archaeology, as well as other archaeological 
information and advice can be obtained from the Natural, Historic and Built 
Environment Team at Hertfordshire County Council. 
 
3d Bin Stores / Recycling Facilities 
 
Required for all new development which would result in the need for new or 
additional bin storage or recycling facilities 
 
A scaled plan indicating the location of bin stores and details of the materials, design 
and type of enclosure to be used. The plan should include elevations with 
dimensions. 
 
Policy Driver and where to get more advice:  
Policy R5 of the Welwyn Hatfield District Plan 2005; Houses in Multiple Occupation, 
Supplementary Planning Document, February 2012.  Policy SP10 of the Draft Local 
Plan Proposed Submission, August 2016. 
 
3e Biodiversity Survey/Report 
 
May be required where your proposed development is part of, or located next to, a 
site designated for its biodiversity value, where it supports other locally significant 
habitat interest or may affect protected species or the potential for them.   
For sites where protected species are known to exist, you will need to accompany 
your planning application with a biodiversity survey and report.   
For other sites, where protected species are believed to be present and would be 
affected by the development, a phase 1 survey is recommended is undertaken which 
should be submitted with the application.   
 

Page 119



 
A biodiversity survey and report (Phase 1 Habit Survey) should include the following 
information: 
 details about the existing biodiversity interests and protected species found on 

the development site (including any possible impacts that the new development 
may have on them)  

 Details of any proposed measures to prevent mitigate or compensate for the 
possible impacts of the proposed development. 
 

Where necessary, an appropriate ecological survey (e.g. walkover, Phase 1 Habitat 
Survey, National Vegetation Classification or protected species) should include 
details of any statutory or non-statutory sites, other existing biodiversity interests and 
protected species or potential for them found on the development site.  These will 
include any significant wildlife habitats or features and any species or potential for 
them protected under the Wildlife and Countryside Act 1981, Conservation of 
Habitats and Species Regulations 2010 (as amended by 2012 (Regulations) or the 
Protection of Badgers Act 1992. 
 
Details of any proposed measures necessary to prevent, mitigate or compensate for 
the possible impacts of the proposed development on both habitats and species will 
also be required.  These may need to include details for long term maintenance and 
management.  
 
This applies to those types of development requiring an EIA and an Environmental 
Statement as well as to those where any locally valuable habitats or protected 
species is involved. 
 
Without appropriate surveys, when required, the application may be refused planning 
permission for insufficient information.   
 
Policy Driver and where to get more advice:  
Policies SP9, SP10, SP11 and SADM 16 of the Draft Local Plan Proposed 
Submission, August 2016.  National Planning Policy Framework, Section 11. 

 
It is advisable for applicants to seek advice on the scope of the assessment from the 
local Natural England office (Natural England Cambridge, 

Eastbrook, Shaftesbury Road Cambridge CB2 8DR;  

Tel 0300 060 3787; email: enquiries@naturalengland.org.uk ) 

 
Further advice may be found in: Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation  
 
Further guidance and the Protected Species Trigger List may be found in 
Association of Local Government Ecologists (ALGE) document on Validation of 
Planning Applications – Template for Biodiversity and Geological Conservation, 
http://www.alge.org.uk/publications/index.php; and Publicly Available Specification 
(PAS) 2010:2006.  Planning to halt the loss of biodiversity.  Biodiversity 
Conservation standards for planning in the UK.  Code of Practice.  British Standards 
Institute. 
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3f Car Parking 
 
Required for all new development which would result in a change in parking 
requirements or loss of parking provision  
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
Details of existing and proposed parking provision on a scaled plan including 
disabled and cycle parking 
 
Policy Driver and where to get more advice:  
Policy M14 of the Welwyn Hatfield District Plan 2005; Supplementary Planning 
Guidance Parking Standards Adopted January 2004 and Interim Parking Standards, 
November 2014.  Policy SADM12 (And supported by the Parking SPD) of the Draft 
Local Plan Proposed Submission, August 2016.  National Planning Policy 
Framework, Section 4. 
 
Guidance - http://www.welhat.gov.uk/CHttpHandler.ashx?id=9515&p=0 
 
3g Chalk Mining 
 
Required for those in Hatfield on University of Hertfordshire, College Lane Campus  
 
When a development is proposed within these areas, it is necessary for a chalk mine 
risk assessment to be undertaken.  Developers should contact Development 
Management prior to submitting an application to clarify the risk.  Details, including 
the following will be required to undertake the assessment: 

 Site Address 

 Land use  

 Access – types of highway being provided and/or might be affected by the 
development, for example ‘A’ roads, major local road, minor, footpaths etc 

 Services – provided/impacted upon (electricity, gas, water etc), national supply, 
local service, industrial level, domestic level, minor drainage and telecoms. 

 
This assessment, undertaken by the planning authority will determine the level of risk 
as a result of the proposed development. 
 
Where the risk is established to be ‘very high’ or ‘high’ a Geophysical Technical 
Survey’ report will be need to be undertaken and submitted with the planning 
application to enable the consideration of the risk to be undertaken. 
 
Policy Driver and where to get more advice:  
National Planning Policy Framework, Section 11 
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3h Character Analysis and Appraisal 
 
Required for all new build 
 
Provide a contextual statement that demonstrates a clear understanding and 
analysis of the local character of the area. The statement should demonstrate how 
your proposal will make a positive contribution to protecting and enhancing the local 
character of the area. 
 
Policy Driver and where to get more advice:  
Policies D1, D2 and RA10 of the Welwyn Hatfield District Plan 2005 and 
Supplementary Design Guidance 2005.  Policies SP9, SP10, SADM11, SADM12 
and SADM16 of the Draft Local Plan Proposed Submission, August 2016.  National 
Planning Policy Framework, Section 7. 
 
3i Contaminated Land Assessment 
 
Required for applications to re-develop or significantly change the use of a piece of 
land which could potentially be contaminated as a result of current or historic use 
 
Dependent on the site and the end use and the potential for contamination to affect 
the development proposals, it may be a requirement that a Site Investigation and 
Risk Assessment and Remediation Strategy need to be submitted with the 
application 
 
The amount of information required should be sufficient to determine the existence 
or otherwise of the contamination, the nature of the contamination, risks it may pose 

to human health and controlled waters and whether these can be satisfactorily 
reduced to an acceptable level. 
 
Policy Driver and where to get more advice:  
Policy R2 of the Welwyn Hatfield District Plan. Policy SADM18 of the Draft Local 
Plan Proposed Submission, August 2016.National Planning Policy Framework, 
Section 11.  Advice may be obtained from the Council’s Environment Health 
Services section. 

 
3j Cycle Parking 
 
Required for all new build and change of use.   
 
Details of proposed cycle parking including a plan to scale showing location; 
numbers of stands, elevations of proposed cycle covers and materials to be used 
 
Policy Driver and where to get more advice:  
Policy M6 of the Welwyn Hatfield District Plan 2005 and Supplementary Planning 
Guidance Parking Standards Adopted January 2004.  Policies SADM3, SP9 and 
SP13 of the Draft Local Plan Proposed Submission, August 2016. National Planning 
Policy Framework, Section 4. 
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3k Daylight and Sunlight Assessment 
 
Required for major applications where there is a potential adverse impact upon the 
current levels of sunlight/daylight enjoyed by adjoining properties or buildings, 
including associated gardens or amenity space.  

Applications where the application site itself is subject to potential adverse impact 
from adjoining buildings or features or where one part of the development is affected 
by another part of the same development. 

A daylight, vertical sky component, sunlight availability and shadow study should be 
undertaken and assessed against the criteria set out in the BRE document. 

The information included should be sufficient to determine: 

 the existing and expected levels of daylight, sunlight and overshadowing on 
neighbouring properties  

The measures that will be taken to mitigate against the expected impact of the 
proposed development. 
 
Policy Driver and where to get more advice:  
Policy D1 of the Welwyn Hatfield District Plan 2005.  Supplementary Design 
Guidance, February 2005.  Policies SP9, SP10, SADM11 and SADM12 of the Draft 
Local Plan Proposed Submission, August 2016.  National Planning Policy 
Framework, Section 9. 

 
Site Layout Planning for Daylight and Sunlight “A guide to good practice” (BRE) 2011 
http://www.bre.co.uk/ 
 
3l Economic Statement 
 
Required for major developments, excluding householders which are major 
developments by virtue of the site area 
 
Applications may need to be accompanied by a supporting statement of any 
regeneration benefits from the proposed development, including: details of any new 
jobs that might be created or supported; the relative floorspace totals for each 
proposed use (where known); any community benefits; and reference to any 
regeneration strategies that might lie behind or be supported by the proposal. 
 
This will assist in demonstrating the economic benefits associated with sustainability. 
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3m Energy Statement 
 

Welwyn Hatfield District Plan 20015 – required for 10 or more dwellings 

Draft Local Plan Proposed Submission, August 2016, required for major 

developments or a non-residential site of 1 hectare or more 

Statement to demonstrate how the proposal will maximise energy conservation 
through means such as renewable energy or low carbon sources 
 
 
 
Policy Driver and where to get more advice:  
Policy R3 of the Welwyn Hatfield District Plan 2005.  Policies SP10 and SADM13 of 
the Draft Local Plan Proposed Submission, August 2016.  National Planning Policy 
Framework, Section 10.  

 
Building Futures. http://www.hertslink.org/buildingfutures/  
 
3n Environmental Statement 
 
Required for developments that: are listed under Schedule 1 and may be required for 
developments defined within Schedule 2 of The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 
 
You should request a screening opinion before submitting a planning application if 
the development might meet or exceed the thresholds within Schedule 2 on its own 
or cumulatively with other development to determine if an EIA is required. Other 
developments below this threshold may also require a screening opinion.  Further 
guidance is provided within the National Planning Policy Guidance. 
 
The Regulations provide a list of matters to be considered for inclusion in the 
Environmental Statement and require the developer to describe the likely significant 
effects of a development on the environment and to set out the proposed mitigation 
measures. 
 
Where an EIA is required, this should be in the form set out in Schedule 4 of the 
Regulations. 
 
Policy Driver and where to get more advice:  
The Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 
National Planning Practice Guidance 
 
3o Financial Viability Assessment 
 
Required for major developments that do not offer planning obligations in 
accordance with the Council’s Supplementary Planning Document on Planning 
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Obligations, February 2012 and Hertfordshire County Council’s planning obligation 
guidance – toolkit for Hertfordshire. 
 
Applicants are required to provide evidence and firm assurances demonstrating the 
reliability of the submitted financial viability information.  This shall take the form of a 
robust open book appraisal.   
 
Information may be found in the Council’s Planning Obligations Supplementary 
Planning Document, February 2012, Section 4, page 34, paragraph 4.12 ‘Viability’. 
 
Information may be found in the Council’s Planning Obligations Supplementary 
Planning Document, February 2012, Section 4, paragraph 4.12. 
 
Policy Driver and where to get more advice:  
Policies H10 (Affordable Housing) and D9 (Access and Design for People with 
Disabilities) of the Welwyn Hatfield District Plan 2005.  Policies SP7 and SP10 of the 
Draft Local Plan Proposed Submission, August 2016.  National Planning Policy 
Framework, Section 8.  Section 106 affordable housing requirements (April 2013, 
Communities and Local Government). 
 
3p Flood Risk Assessment (FRA) 
 
Required for Planning applications for development proposals of one hectare or 
greater in Flood Zone 1 and all development proposals located in Flood Zones 2 and 
3 should be accompanied by a Flood Risk Assessment (FRA). 
 
The FRA should identify and assess the risks of all forms of flooding to and from the 
development and demonstrate how these flood risks will be managed, taking climate 
change into account.  The FRA should identify opportunities to reduce the probability 
and consequences of flooding.  The FRA should include the design of surface water 
management systems including Sustainable Drainage Systems (SUDs) and address 
the requirement for safe access to and from the development in areas at risk of 
flooding.  
 
The FRA should be prepared by an applicant in consultation with the Local Planning 
Authority with reference to their published local development documents and any 
Strategic Flood Risk Assessment.  The FRA should form part of an Environmental 
Statement when one is required by the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011 
 
A Strategic Flood Risk Assessment has also been prepared for the Local Planning 
Authority (May 2009).  This identifies a number of areas across the borough that are 
vulnerable to flooding from sewers, groundwater, overland flow and artificial sources.  
It is therefore necessary for applicant’s to contact the planning department to 
establish if the location of their development might be affected by any of these 
sources, and if so, whether a FRA will be required and/or sustainable drainage 
systems. 
 
Policy Driver and where to get more advice:  
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TCR7, TCR8, TCR10, TCR11, TCR16, TCR17, TCR19, TCR20, TCR23, TCR24, 
TCR25, TCR26, TCR27, TCR28 and RA17 of the Welwyn Hatfield District Plan 
2005. Policies SADM4, SADM5, SADM20, SADM23, SADM24 and SP25 of the Draft 
Local Plan Proposed Submission, August 2016. National Planning Policy 
Framework, Sections 2 and 3.  
Hertfordshire County Council, Lead Local Flood Authority: 

 FRMConsultations@hertfordshire.gov.uk 

 http://www.hertfordshire.gov.uk/services/envplan/water/floods/surfacewaterdr

ainage/ 

3q Heritage Statement Appraisal and/or Heritage Impact Statement   
 
Required for all listed building consent applications and / or developments affecting 
Registered Park & Garden or Locally Listed Park & Garden 
 
You must provide information about: 
• the significance of the architectural and historical interest and character of the 

building or structure or park and garden; 
• the principles of and justification for the proposed works; and 
• the impact of the proposal on the special interest of the listed building or 

structure and/ or park and garden, its setting and the setting of adjacent listed 
buildings. 

 
The information should explain: 
• the sources that you have considered; 
• the expertise that you have consulted; and 
• the steps that have been taken to avoid or minimise any adverse impacts on the 

significance of the building. 
 
The type and amount of detail required will vary according to the particular 
circumstances of each application. 
 
Policy Driver and where to get more advice:  
Policy R28 of the Welwyn Hatfield District Plan 2005 
Policy SADM15 of the Draft Local Plan Proposed Submission, August 2016.  
National Planning Policy Framework, Section 12. 
https://www.historicengland.org.uk/advice/planning/  
 
3r Landscape Strategy 
 
Required for all applications, the amount/level of information will vary depending 
upon the scale of the development as well as its location. 
 
All development proposals should be considered in terms of their landscape / urban 
context, to ensure that the best possible design solution, responding to the local 
character, delivering a high quality living environment is achieved.   
. 
The type and depth of information required for each development proposal will vary 
according to the landscape and visual effects of the development, and their 
significance. In some cases it may be necessary to engage with a landscape 
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professional, with the relevant skills and expertise to consider landscape and visual 
issues.  
 
A Landscape Strategy should include: 
• a landscape statement to demonstrate an understanding of how the proposed 
development will conserve and enhance local character; 
• a site survey and analysis to include information on levels/geology and 
soils/drainage /ecology/existing vegetation and trees/access and 
circulation/services/views into, within and out of site/site boundaries/important site 
features/ any other environmental constraints and opportunities; 
• a tree survey / tree protection plan / arboricultural method statement, trees 
should be considered in line with BS 5837:2012 ‘trees in relation to design, 
demolition and construction recommendations’; 
• for developments that would affect the setting of a designated heritage asset, 
how this would be  preserved and/or enhanced 

• a Landscape Masterplan to show: 
o general arrangement of hard and soft landscape, to include new planting and 

trees, boundary treatments and lighting etc. 

o landscape details (with reference to all relevant British Standards) including 

hard surfacing material; 

o levels (to include cross sections); 

o specifications; 

o construction details; 

o planting plan and schedule (including species, tree and plant sizes, numbers 

and planting densities); and 

o management schedule. 

Policy Driver and where to get more advice:  
Guidance on hiring a landscape professional can be found on the Landscape 
Institute website http://www.landscapeinstitute.org/registered practices/ 
National Planning Policy Framework, Section 11 
 
3s Lighting Assessment 
 
Required for all major applications and those including floodlighting. 
 
Schemes involving floodlighting will provide an assessment that will cover such 
matters as: 
• Light spillage; 
• Hours of illumination;  
• Light levels;  
• Column heights;  
• Specification and colour treatment for lamps and luminaires;  
• The need for full horizontal cut-off;  
• No distraction to the highway;  
• Levels of impact on nearby dwellings;  
• Use of demountable columns; 
• Retention of screening vegetation; 
• Use of planting and bunding to contain lighting affects a tree; and 
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• Where applicable, impact(s) upon biodiversity. 
 
Policy Driver and where to get more advice:  
Guidance on hiring a landscape professional can be found on the Landscape 
Institute website (http://www.landscapeinstitute.org/registered practices/ 
National Planning Policy Framework, Sections 7 and 11 
Guidelines for Landscape and Visual Impact Assessment’ (Third edition) Landscape 
Institute and Institute of Environmental Management and Assessment 2013 
Policy R20 of the Welwyn Hatfield District Plan 2005 
Policies SP11 and SADM18 of the Draft Local Plan Proposed Submission, August 
2016. 
 
3t Marketing Assessment (Amenity and Layout) 
 
Required for relevant non policy compliant proposals (e.g. change of use of 
employment land) 
 
This will need to show that real efforts have been made, without success, to continue 
the present use or to find compatible alternative uses for the site.  The marketing 
should be carried out by a suitable firm of chartered surveyors or estate agents who 
have a good knowledge of both property and the local, national, or niche market, as 
appropriate. 
 
Marketing should then be properly and extensively undertaken, including placing 
advertisements in all relevant journals, both locally, and/or, if appropriate nationally 
or via the internet.  Professional advice from the selling agent is essential.  All 
enquiries and inspections should be recorded, and a proper audit trail kept, so that it 
can be demonstrated that every reasonable effort has been made to find a purchaser 
for the property. 
 
Assuming normal market conditions, the minimum period of active marketing would 
be 12 months.  The emphasis is on active marketing rather than merely placing the 
property’s details on a website after an initial advertising campaign. 
 
Policy Driver and where to get more advice:  
Welwyn Hatfield District Plan 2005 – non policy compliant proposals 
Policies SP8 and SADM10 of the Draft Local Plan Proposed Submission, August 
2016. 
 
3u Noise and vibration assessment 
 
Required for applications with issues of disturbance, or are considered to be noise 
and/or vibration sensitive development 
 
A Noise and Vibration Impact Assessment which is recommended is prepared by a 
suitably qualified practitioner is required.  The assessment should outline the 
potential sources of noise and/or vibration generation, and how these may have a 
negative effect on local amenity. The assessment should also outline how the 
developer intends to overcome these issues.  
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ProPG guidance (Professional Planning Guidance on Planning and Noise) May 2017 
provides a set of criteria based on good acoustic design to ensure the development 
is of high quality and still refers to the National Planning Policy Framework: 
 
“Good acoustic design is not just compliance with recommended internal and 
external noise exposure standards. 
Good acoustic design should provide an integrated solution whereby the optimum 
acoustic outcome is achieved, without design compromises that will adversely affect 
living conditions and the quality of life of the inhabitants or other sustainable design 
objectives and requirements” 
 
Developers and land owners are advised to review this document in the overall 
design and layout of the scheme. 
 
Policy Driver and where to get more advice:  
National Planning Policy Framework  
Policy R19 of the Welwyn Hatfield District Plan 2005 
Policies SP11 and SADM18 of the Draft Local Plan Proposed Submission, August 
2016. 
ProPG guidance (Professional Planning Guidance on Planning and Noise) May 2017 
Welwyn Hatfield Council, Environmental Health Department: 
e.health@welhat.gov.uk  or 01707 357242  
 
3v Open Space Assessment 
 
Required for applications with open space 
 
Application proposals should be accompanied by plans showing any areas of 
existing or proposed open space within or adjoining the application site.  Planning 
consent is not normally given for development of existing open spaces which local 
communities need.  However, in the absence of a robust and up-to-date assessment 
by a Local Planning Authority, an applicant for planning permission may seek to 
demonstrate through an independent assessment that the land or buildings are 
surplus to local requirements.   
 
For applications specifically involving playing fields, the following information is 
required: 
• The size of the existing playing field and how much of the playing field is affected 
by the proposal (in ha or m²); 
• Existing site plan, clearly showing the layout of the winter and summer pitches 
including safety margins at a minimum 1:1000 scale; 
• Proposed site plan, showing how any proposed new buildings and other works are 
likely to impact on the existing pitch layout.  Any realignment of pitches should also 
be shown; 
• Copy of any relevant correspondence, supporting statement or submission, 
including when last used, used by whom, in addition to what formal sports provision 
is being proposed if any), including replacement facilities; 
• Any information of alternative sport and recreational provision. 
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Policy Driver and where to get more advice: Further guidance from Sport England 
can be downloaded from their website at www.sportengland.org 
 
3w Planning obligation(s) / Draft Head(s) of Terms 
 
Required for proposals of 10 or more dwellings and major non-residential of all 
obligations proposed 
 
This could include brief draft heads of terms for a section 106 agreement or 
unilateral undertaking, as well as include title and solicitor details.  Applicants should 
clarify the Local Planning Authority’s requirements in pre-application discussions and 
confirm any planning obligations that they agree to provide in brief heads of terms.  
 

Policy Driver and where to get more advice:  
Further advice is available in Circular 1/97: Planning Obligations 
Welwyn Hatfield Borough Council -  
http://www.welhat.gov.uk/CHttpHandler.ashx?id=11316&p=0 
HERTS County Council -  
https://www.hertfordshire.gov.uk/about-the-council/freedom-of-information-and-
council-data/open-data-statistics-about-hertfordshire/who-we-are-and-what-we-
do/property/planning-obligations-guidance.aspx  
 
3x Planning Statement and Additional Supporting Information 
 
Required for all major applications 
 
The planning statement should explain the principles of and justification for the 
proposed works. The type and amount of detail required will vary according to the 
particular circumstances of each application. 
 
You should submit information explaining how the proposed development accords 
with policies in the Local Plan and Supplementary Planning Documents/Guidance 
and any development briefs. 
 
You should also include details of any pre-application consultation you have carried 
out in accordance with Welwyn Hatfield’s Statement of Community Involvement 
2013. 
 
The planning statement should also include for all major residential and commercial 
developments details of how crime prevention has been considered and 
opportunities to design-in community safety with the proposals. Part 1, page 8 of 
CABE - Design & Access Statements – How to write, read and use them' provides useful 
information. The statement should include the design steps taken along with the 
products and measures to be incorporated into the designs, which will reduce crime 
along with the knock-on effects on health (including mental health). Early contact 
with the Crime Prevention Design Advisor of Hertfordshire Constabulary is essential 
to obtain relevant local advice on designing out crime in the built environment.   
 
Policy Driver and where to get more advice:  
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Guidance by Hertfordshire Constabulary on how to design-in crime prevention 
http://sbd.netescape.co.uk/professionals/details.aspx?forcecode=HERTS  
Guidance may also be found in “Safer Places” 
http://www.securedbydesign.com/pdfs/safer_places.pdf  and on the Secured by 
Design website:  http://www.securedbydesign.com/. 
CABE – Design and access statements.  How to write, read and use them: 
http://webarchive.nationalarchives.gov.uk/20110118111019/http://www.cabe.org.uk/fi
les/design-and-access-statements.pdf 
 
3y Retail Assessment 
 
Required for Retail Impact Assessments are required for any application for a main 
town centre use (or an extension to a use) which would be in an edge-of-centre or 
out-of-centre location and which is not in accordance with an up-to-date 
development plan. 
 
The requirements for an assessment are set out at paragraph 26 of the National 
Planning Policy Framework 
An assessment should include the need for development, whether it is of an 
appropriate scale, whether there are any sites closer to a centre for the 
development, whether there are any unacceptable impacts on existing centres and 
whether the location is accessible. 
 
Policy Driver and where to get more advice:  
Policies SP5, SP16 and SP20 of the Draft Local Plan Proposed Submission, August 
2016.   
National Planning Policy Framework, Section 2. 
 
3z Schedule of Works 
 
Required for structural alterations to a listed building or demolition of a listed building 
or other heritage asset 
 
Where you are proposing to remove any part of the building/heritage asset including 
ceilings, partitions, fixtures and fittings, indicate the location, extent and character of 
the items to be removed on the existing elevations, plans and sections and cross 
referenced to a schedule of works. 
 
If major repair works are proposed provide a supplementary schedule of works and 
method statement which explains the principles for the proposal. 
 
Structural plans are required when demolition of a designated heritage asset is 
proposed on the grounds it is structurally unsound. 
 
The schedule of works is required in addition to the requirements detailed under 
‘Heritage Statement’. 
 
Policy Driver and where to get more advice:  
National Planning Policy Framework 
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3zi Site Waste Management Plan. 

Required for major applications (excluding householder applications which are 
majors by virtue of the site area) and those that will have an impact on the 
generation of waste. 

For example conversion to flats, changes of use to bars, restaurants, takeaway food 
outlets. 

A plan indicating the location of bin store and details of the materials; design and 
type enclosure to be used. 
 
All applications for new residential and commercial development should be 
accompanied by details of refuse bin storage and proximity to the point of collection.  
 
Policy Driver and where to get more advice:  
Policy R5 of the Welwyn Hatfield District Plan.   
Policy SP10 of the Draft Local Plan Proposed Submission, August 2016.   
National Planning Policy Framework, Section 13. 
 
3zii Statement of Community Involvement (SCI) 
 
Required for all developments 
 
Applicants for larger developments should consult with the local community prior to 
making a planning application, and to provide details of this consultation. 
 
Policy Driver and where to get more advice:  
Further information can be found in Welwyn Hatfield Councils Statement of 
Community Involvement 2013. 
 
3ziii Statement of Justification 
 
Required for structural alterations to a listed building or demolition of a listed building 
 
If the proposed works would cause substantial harm or total loss of significance to 
the building, provide a method statement and justification 
 
Policy Driver and where to get more advice:  
National Planning Policy Framework 
 
3ziv Structural Survey 
 
Required for a structural survey will be required in the following circumstances: 

 The demolition or conversion of listed buildings 

 Conversion of buildings in the countryside to any other use (including 
commercial, tourism and residential), to demonstrate that they are capable of 
conversion without major alterations or rebuilding 
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A report and/or appraisal of the building or structure by a suitably qualified 
professional such as a Structural Engineer/Chartered Building Surveyor or Architect 
.This should include each of the following where appropriate: 

•  General description and age of building; 
•  Condition - structural integrity, foundations, damp proofing, walls, joinery, 

timbers, roof structure and roof covering; 
•  Assessment of repairs necessary to ensure retention of the building; 
•  Assessment of structural and other alterations necessary to implement the 

proposed conversion; 
•  Assessment of percentage of building that needs to be rebuilt - including walls 

and timbers; 
•  Opinion as to the suitability of building for proposed conversion; 
•  Photographs are often helpful but not essential; 
•  A schedule of works necessary to preserve the building; 
•  A schedule of works necessary to carry out the applicant’s proposals (including 

those necessary to meet building regulation approval). 
 
Policy Driver and where to get more advice:  
Policy RA17 of the Welwyn Hatfield District Plan 2005.   
Policy SP25 of the Draft Local Plan Proposed Submission, August 2016. National 
Planning Policy Framework. 
 
3zv Sustainable Urban Drainage Systems and Foul Sewage Assessment 
 
Required for  
A surface water drainage assessment should be carried out and submitted to 
demonstrate that the proposed development will not create an increased risk of 
flooding from surface water to the development site and the surrounding area 
Sustainable urban drainage systems (SuDS) is required to support major 
applications where developments of ten dwellings or more and equivalent non-
residential schemes. Applications will need to be supported by the following 
information. Applications will not be made valid without this information: 

1. Detailed site layout at an identified scale 
2. Topographical survey of the site 
3. Plans, drawings and specification of SuDS proposed. This should 

include detail of hard construction, soft landscaping and planting 
4. Calculations of discharge and run-off rates, water storage capacity of the 

proposals, and demonstration that they meet the requirements of the site  
5. Evidence that the discharge hierarchy has been assessed and at least 

one discharge mechanism is confirmed (infiltration test results, 
adequacy of the receiving waterbody or in last resort agreement to 
connect to the sewer network) 

6. Details of any offsite works required, together with necessary consents 
7. Management and maintenance plan for all SuDS 

Plans and details shall be submitted to ensure that sustainable drainage systems for 
the management of run-off are put in place, unless demonstrated to be 
inappropriate. 

Page 133



 
Applications for development should also demonstrate that there is adequate 
capacity both on and off the site to serve the development and that it would not lead 
to adverse amenity impacts for existing or future users in the form of internal and 
external sewer flooding or pollution of land and water courses. 
 
Any works proposed to be carried out that may affect the flow within an ordinary 
watercourse will require the prior written consent from the Lead Local Flood Authority 
under Section 23 of the Land Drainage Act 1991. This includes any permanent and 
or temporary works regardless of any planning permission. 
 
Appraisals and reports may be required to ascertain whether the proposed 
development will lead to overloading of existing water and/or waste water 
infrastructure.  Where there is a capacity constraint, as identified by Thames Water, 
the developer shall provide a detailed water and/or drainage strategy informing what 
infrastructure is required, where, when and how it will be delivered. 
 
When the proposed development results in any changes/replacement to the existing 
system or the creation of a new system, scale plans of the new foul drainage 
arrangements will also need to be provided. This will include a location plan, cross 
sections/elevations and specification.   If connection to any of the above requires 
crossing land that is not in the applicant’s ownership, other than on a public highway, 
then notice may need to be served on the owners of that land. 
 
Policy Driver and where to get more advice:  
Policies R7 and R9 of the Welwyn Hatfield District Plan 2005 
Policies SADM14, SP10 and SADM13 of the Draft Local Plan Proposed Submission, 
August 2016. 
National Planning Policy Framework. Sections 10 and 11 
Hertfordshire County Council, Lead Local Flood Authority 
FRMConsultations@hertfordshire.gov.uk 
http://www.hertfordshire.gov.uk/services/envplan/water/floods/surfacewaterdrainage/ 
http://www.hertfordshire.gov.uk/services/envplan/water/floods/ordwatercourse/ 
 
3zvi Transport Statements, Transport Assessments and Green Travel Plans 
 
Required for: 
Transport Statement - development affecting a trunk road with between 50 and 80 
units 
Non-food retail development of more than 800m2 and less than 1,500m2 Gross 
Floor Area (GFA) 
Class B1 Business of more than 1500m2 and less than 2,500m2 GFA 
Class B2 General Industrial of more than 2,500m2 and less than 4,000m2 GFA 
Warehousing (use class B8) of more than 3,000m2 and less than 5,000m2 GFA 
 
Transport Assessment will be required in the following cases: 
Residential development in excess of 80 units 
Non-food retail development of more than 1,500m2 Gross Floor Area (GFA) 
Class B1 Business of more than 2500m2 GFA 
Class B2 General Industrial of more than 4,000m2 GFA 
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Warehousing (use class B8) of more than 5,000m2 GFA 
Green Travel Plans – In accordance with Hertfordshire’s Travel Plan Guidance for 
Business and Residential Development 
 
Transport Assessment and Transport Statement 
Where a development might have an impact on a trunk road, requirements are set 
out within Department for Transport Circular 02/2007, Planning and the Strategic 
Road Network.  The guidance can be found at www.highways.gsi.gov.uk    
 
It is recommended that where a development may have an impact on a Trunk Road 
that the Highways Agency is consulted regarding the preparation of any scoping 
document as necessary, prior to the submission of an application. 
 
Information required in the assessment will include all existing and proposed 
commercial and residential vehicular and pedestrian movements to and from the 
site. Loading areas and arrangements for manoeuvring, servicing and parking of 
vehicles should also be clearly identified. It should describe and analyse existing 
transport conditions, how the development would affect those conditions and any 
measures proposed to overcome any problems.  
 
A travel plan should outline the way in which the transport implications of new 
development will be managed in order to ensure that there is the least 
environmental, social or economic impact.  Developers should state how new 
occupiers of or customers to the development will use alternative means of travel 
that do not involve private vehicle use.  Clear targets should be included to enable 
the Travel Plan to be monitored and reviewed. 
 
Residential Travel Plans to encourage car sharing or other alternative means of 
travel other than by private single occupancy trips. 
 
New developments will be expected to encourage cycling through the inclusion of 
safe cycle routes and parking for cycles.  New routes should link with existing or 
proposed cycle paths.  Contributions may be required for off-site facilities.  
Appropriate secure waterproof storage and changing/shower facilities should be 
provided within developments.  These details should be provided within the 
application and on plan, as appropriate. 
 
Policy Driver and where to get more advice:  
Department of Transport/Communities and Local Government document Guidance 
on Transport Assessment (March 2007) 
Guidance may be found at Department for Transport Circular 02/2007, Planning and 
the Strategic Road Network.  The guidance can be found at 
www.highways.gsi.gov.uk  
Department of Transport/Communities and Local Government document 
Hertfordshire 3rd edition Section 1: Policy information and general guidance, Section 
7 https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-(The DfT/CLG 
document was quietly retired following the introduction of the NPPF) 
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Hertfordshire County Council, https://www.hertfordshire.gov.uk/services/highways-
roads-and-pavements/business-and-developer-information/development 
Policies M2, M3 and M6 of the Welwyn Hatfield District Plan 2005 
Policies SADM2, SADM3, SP9, SADM12 & SADM13 of the Draft Local Plan 
Proposed Submission, August 2016. 
 
3zvii Ventilation / Extraction Equipment 
 
Will be required for all applications relating to the sale or preparation of cooked food, 
shops requiring extracting equipment and launderettes 
 
Applications will be required to provide details of the method and appearance of 
measures to deal with ventilation and extraction, including sound power levels of 
machinery, odour abatement and types of filters to be used.    Due to the potential 
disturbance and loss of amenity to residents within the vicinity, prior to determining 
the suitability of the equipment and whether any further attenuation works are 
required, a British Standard 4142:2014 assessment is recommended is carried out.   
This assessment is designed to evaluate the likelihood of complaints that may arise 
from the introduction of an industrial type of noise to an area. A suitably competent 
person is recommended completes this assessment. 
 
Policy Driver and where to get more advice:  
Policies SP9 and SADM11 of the Draft Local Plan Proposed Submission, August 
2016. 
National Planning Policy Framework, Sections 7, 11 and 12 
Welwyn Hatfield Council, Environmental Health Department, 
e.health@welhat.gov.uk  or  01707 357242 
 
3zviii Visual Impact Assessment 
 
May be required to support an application where there is a potential adverse impact 
from the visual effects from the proposed development 
 
Applications 
The following guidance outlines the appropriate methodology for carrying out 
Landscape and Visual Assessments. 
Guidelines for Landscape and Visual Impact Assessment published jointly by the 
Landscape Institute and the Institute of Environmental Assessment in 2002 
 
Policy Driver and where to get more advice:  
Policies D2 and RA10 of the Welwyn Hatfield District Plan 2005.   
Policies SP9 and SADM16 of the Draft Local Plan Proposed Submission, August 
2016. Welwyn Hatfield Landscape Character Assessment, April 2005.  
Supplementary Design Guidance, February 2005. National Planning Policy 
Framework, Sections 77, 11 and 12. 
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3zviiii Water Usage 
 
For all newly constructed dwellings 
 
Sustainability requirements are to achieve an estimated water consumption of no 
more than 110 litres/person/day, with water reuse and recycling and rainwater 
harvesting incorporated wherever feasible to reduce demand on mains water supply. 
 
Policy Driver and where to get more advice:  
SADM13 of the Draft Local Plan Proposed Submission, August 2016. 
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List 2   Local Information Requirements for a:  
 

Householder Application  

Householder Application for Planning Permission for Works or Extension to a 

Dwelling and Listed Building Consent for Alterations, Extension or Demolition 

of a Listed Building  

 

The Council formally adopted a local list for the above applications on XXX.  The 
information detailed below is required for the types of developments described under 
the heading ‘Types of applications and when required’.  If you are uncertain as to the 
level of information required, prior to submitting your application, please speak to a 
duty planning officer.  In instances where pre-application advice has been sought, 
the case officer will advise you of necessary information.  If you consider that your 
proposal does not warrant the information detailed, please note this within your 
application. 

 
Information listed within ‘Section 1: National Requirements’ is required to be 
submitted with all of the above types of applications.  In addition, the Council formally 
adopted a local list for the above applications on XXX in respect to drawings 
required.  The information detailed is required for the types of developments 
described under the heading ‘Types of applications and when required’.  If you are 
uncertain as to the drawings required for your development, prior to submitting your 
application please speak to a duty planning officer.  In instances where pre-
application advice has been sought, the case officer will advise you of necessary 
information.  If you consider that your proposal does not warrant the information 
detailed, please note this within your application. 
 
4a Existing and Proposed Floor Plans 
 
Required for all applications comprising building works or alterations to buildings 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. 
 
They should show clearly the proposed works in relation to what is already there, 
highlighting any structures to be demolished. 
 
Policy Driver and where to get more advice: Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
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4b Existing and Proposed Elevations 
 
Required for all applications involving building work or alterations to buildings 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. All sides of the proposal must be shown and these should 
indicate, where possible, the proposed building materials and the style, materials 
and finish of windows and doors.  Blank elevations must also be included; if only to 
show that this is in fact the case.  
  
They should show clearly the proposed works in relation to what is already there, 
highlighting any structures to be demolished, and the relationship to neighbouring 
buildings. 
 
Where a proposed elevation adjoins another building or is in close proximity, the 
drawings should clearly show the relationship between the buildings, and detail the 
positions of the openings on each property.   
 
It is requested that existing and proposed elevations are provided in the same 
orientation. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
 
4c Existing and Proposed Sections and Floor Levels 
 
Required for all applications involving building work or alterations to buildings when 
the proposal includes or involves a change in ground levels 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100, showing a cross 
section(s) through the proposed building(s).  Plans should be proportionate to the 
nature and size of the proposal, correctly titled, with individual drawing numbers on 
each plan, show paper size and annotated with either dimensions or with a scale bar 
(horizontally and vertically) and not having ‘Do Not Scale’ or equivalent. They should 
show clearly the proposed works in relation to what is already there, highlighting any 
structures to be demolished.  The drawings may take the form of contours, spot 
levels or cross or long sections as appropriate. 
 
Policy Driver and where to get more advice:  
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
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4d Parking Plan 
 
Required for all new development which would result in a change in parking 
requirements or loss of parking provision 
 
Plans should be proportionate to the nature and size of the proposal, correctly titled, 
with individual drawing numbers on each plan, show paper size and annotated with 
either dimensions or with a scale bar (horizontally and vertically) and not having ‘Do 
Not Scale’ or equivalent. 
 
Plans and elevations 
Submit existing and proposed layout plans to scale showing: 
• Details of existing and proposed parking provision on a scaled plan including 

disabled (where applicable) and cycle parking 

• Areas of hard and soft landscaping, 
• An indication as to how the hard standing will be drained,  

• Garage provision, to include information showing the garage is large enough to 

accommodate a vehicle in accordance with the Interim Parking Standards, 

November 2014 

 
Policy Driver and where to get more advice:  
Policies M14, D1 and D2 of the Welwyn Hatfield District Plan 2005 
Supplementary Planning Guidance Parking Standards Adopted January 2004 
Interim Policy for Car Parking Standards and Garage Sizes, August 2014 
Policies SP9, SP10, SADM11 and SADM 12 of the Draft Local Plan Proposed 
Submission, August 2016.   
National Planning Policy Framework, Section 4 
 
4e Biodiversity Survey/Report 
 
May be required where your proposed development is part of, or located next to, a 
site designated for its biodiversity value, where it supports other locally significant 
habitat interest or may affect protected species or the potential for them.   
For sites where protected species are known to exist, you will need to accompany 
your planning application with a biodiversity survey and report.   
For other sites, where protected species are believed to be present and would be 
affected by the development, a phase 1 survey is recommended is undertaken which 
should be submitted with the application.   
 
A biodiversity survey and report (Phase 1 Habit Survey) should include the following 
information: 
 details about the existing biodiversity interests and protected species found on 

the development site (including any possible impacts that the new development 
may have on them)  

 Details of any proposed measures to prevent mitigate or compensate for the 
possible impacts of the proposed development. 
 

Where necessary, an appropriate ecological survey (e.g. walkover, Phase 1 Habitat 
Survey, National Vegetation Classification or protected species) should include 
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details of any statutory or non-statutory sites, other existing biodiversity interests and 
protected species or potential for them found on the development site.  These will 
include any significant wildlife habitats or features and any species or potential for 
them protected under the Wildlife and Countryside Act 1981, Conservation of 
Habitats and Species Regulations 2010 (as amended by 2012 (Regulations) or the 
Protection of Badgers Act 1992. 
 
Details of any proposed measures necessary to prevent, mitigate or compensate for 
the possible impacts of the proposed development on both habitats and species will 
also be required.  These may need to include details for long term maintenance and 
management.  
 
This applies to those types of development requiring an EIA and an Environmental 
Statement as well as to those where any locally valuable habitats or protected 
species is involved. 
 
Without appropriate surveys, when required, the application may be refused planning 
permission for insufficient information. 
 
Policy Driver and where to get more advice:  
Policies SP9, SP10, SP11 and SADM 16 of the Draft Local Plan Proposed 
Submission, August 2016.   
National Planning Policy Framework, Section 11. 
BS42020:2013 Biodiversity. Code of practise for planning and development 
Planning Practice Guidance, Natural Environment, Planning Portal 

 
It is advisable for applicants to seek advice on the scope of the assessment from the 
local Natural England office (Natural England Cambridge, 

Eastbrook, Shaftesbury Road Cambridge CB2 8DR;  

Tel 0300 060 3787; email: enquiries@naturalengland.org.uk ) 
 
Further advice may be found in: Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation.  DEFRA 
Circular 01/2005 and Planning for Biodiversity and Geological Conservation: A Guide 
to Good Practice.  
 
Further guidance and the Protected Species Trigger List may be found in 
Association of Local Government Ecologists (ALGE) document on Validation of 
Planning Applications – Template for Biodiversity and Geological Conservation, 
http://www.alge.org.uk/publications/index.php ; a 50-year vision for the wildlife and 
natural habitats of Hertfordshire – A Local Biodiversity Action Plan, Hertfordshire and 
Middlesex Wildlife Trust 1998, rev 2006; and Publicly Available Specification (PAS) 
2010:2006.  Planning to halt the loss of biodiversity.  Biodiversity Conservation 
standards for planning in the UK.  Code of Practice.  British Standards Institute. 
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4f Flood Risk Assessment (FRA) 
 
Required for planning applications for development proposals of one hectare or 
greater in Flood Zone 1 and all development proposals located in Flood Zones 2 and 
3 should be accompanied by a Flood Risk Assessment (FRA). 
 
The FRA should identify and assess the risks of all forms of flooding to and from the 
development and demonstrate how these flood risks will be managed, taking climate 
change into account.  The FRA should identify opportunities to reduce the probability 
and consequences of flooding.  The FRA should include the design of surface water 
management systems including Sustainable Drainage Systems (SUDs) and address 
the requirement for safe access to and from the development in areas at risk of 
flooding.  
 
The FRA should be prepared by an applicant in consultation with the Local Planning 
Authority with reference to their published local development documents and any 
Strategic Flood Risk Assessment.  The FRA should form part of an Environmental 
Statement when one is required by the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011 
 
A Strategic Flood Risk Assessment has also been prepared for the Local Planning 
Authority (May 2009).  This identifies a number of areas across the borough that are 
vulnerable to flooding from sewers, groundwater, overland flow and artificial sources.  
It is therefore necessary for applicant’s to contact the planning department to 
establish if the location of their development might be affected by any of these 
sources, and if so, whether a FRA will be required and/or sustainable drainage 
systems. 
 
Policy Driver and where to get more advice:  
TCR7, TCR8, TCR10, TCR11, TCR16, TCR17, TCR19, TCR20, TCR23, TCR24, 
TCR25, TCR26, TCR27, TCR28 and RA17 of the Welwyn Hatfield District Plan 
2005.  Policies SADM4, SADM5, SADM20, SADM23, SADM24 and SP25 of the 
Draft Local Plan Proposed Submission, August 2016. National Planning Policy 
Framework, Sections 2 and 3. National Planning Policy Framework, Sections 2 and 
3.  
 

4g Heritage Statement  Appraisal and/or Heritage Impact Statement   
 
Required for all listed building consent applications and / or developments affecting 
Registered Park & Garden or Locally Listed Park & Garden 
 
You must provide information about: 
• the significance of the architectural and historical interest and character of the 

building or structure or park and garden; 
• the principles of and justification for the proposed works; and 
• the impact of the proposal on the special interest of the listed building or 

structure and/ or park and garden, its setting and the setting of adjacent listed 
buildings. 

 
The information should explain: 

Page 142



• the sources that you have considered; 
• the expertise that you have consulted; and 
• the steps that have been taken to avoid or minimise any adverse impacts on the 

significance of the building. 
 
The type and amount of detail required will vary according to the particular 
circumstances of each application. 
 
Policy Driver and where to get more advice:  
Policy R28 of the Welwyn Hatfield District Plan 2005 
Policy SADM15 of the Draft Local Plan Proposed Submission, August 2016.  
National Planning Policy Framework, Section 12. 
https://www.historicengland.org.uk/advice/planning/  
 

4h Schedule of works 
 
Required for structural alterations to a listed building or demolition of a listed building 
or other heritage asset 
 
Where you are proposing to remove any part of the building/heritage asset including 
ceilings, partitions, fixtures and fittings, indicate the location, extent and character of 
the items to be removed on the existing elevations, plans and sections and cross 
referenced to a schedule of works. 
 
If major repair works are proposed provide a supplementary schedule of works and 
method statement which explains the principles for the proposal. 
 
Structural plans are required when demolition of a designated heritage asset is 
proposed on the grounds it is structurally unsound. 
 
4i Statement of Justification 
 
Required for structural alterations to a listed building or demolition of a listed building 
 
If the proposed works would cause substantial harm or total loss of significance to 
the building, provide a method statement and justification 
 
Policy Driver and where to get more advice:  
National Planning Policy Framework  
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List 3   Local Information Requirements for an:  
 
Application for Consent to Display an Advert 
 

Application for Listed Building Consent for Alterations, Extensions or 

Demolition of a Listed Building; and 

Application for Listed Building Consent 

 
Information listed within ‘Section 1: National Requirements’ is required to be 
submitted with all of the above types of applications.   
 
The Council has not formally adopted a local list for the above types of application.  It 
is recommended that applicants review the list and submit information that they 
consider necessary for determining the application.  Any additional information 
required, but not submitted, will be requested by the case officer within 21 days of 
the council receiving the application.  The information requested will be required to 
be submitted and received within 14 days of the request.  To speed up the 
consideration of your application, please consider whether these are likely to be 
required and submit them with your application.   
 
5a. Adverts 
 
Required for advertisements 
 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. All sides of the proposal must be shown and these should 
indicate, where possible, the proposed building materials and the style, materials 
and finish of windows and doors.  Blank elevations must also be included; if only to 
show that this is in fact the case.  
 
Plans, elevations and sections 
Show the following details on drawings:  
• submit existing and proposed sections through any fascia or projecting sign 
making sure the section is cut through to show the illumination at scale 1:20. 
For those illuminated: 

• the method, type and colour of illumination 
• is it externally or internally lit? 
• type of lighting – spot lights, trough lights, halo illumination? 
• the size of the light fittings. 

• Hours of illumination 
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Statements and reports 
All plans to be drawn at a minimum scale of 1:50, or 1:100.  Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with individual 
drawing numbers on each plan, show paper size and annotated with either 
dimensions or with a scale bar (horizontally and vertically) and not having ‘Do Not 
Scale’ or equivalent. All sides of the proposal must be shown and these should 
indicate, where possible, the proposed building materials and the style, materials and 
finish of windows and doors.  Blank elevations must also be included; if only to show 
that this is in fact the case.  
 
Policy Driver and where to get more advice:  
DCLG circular – Guidance on information requirements and validation                                                                                                                                                                                                                                
Planning Practice Guidance – 
https://www.planningportal.co.uk/info/200136/policy_and_legislation 
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List 4   Local Information Requirements for an:  
 
 
An Application for a Lawful Development Certificate for an Existing Use or 
Operation or Activity including those in Breach of a Planning Condition 

An Application for a Lawful Development Certificate for a Proposed Use or 
Development 
 
Information listed within ‘Section 1: National Requirements’ is required to be 
submitted with all of the above types of applications.   
 
The Council cannot formally adopt a local list for the above types of application.  It is 
recommended, however, that applicants review the list and submit information that 
they consider necessary for determining the application.  Any additional information 
required, but not submitted, will be requested by the case officer within 21 days of 
the Council receiving the application.  The information requested will be required to 
be submitted and received within 14 days of the request. 
 
To speed up the consideration of your application, please consider whether these 
are likely to be required and submit them with your application.   
 
6a Certificate of Lawfulness  for a Proposed Development or Use (LDC) 
 
Required for Lawful Development Certificates 
 
Building works for proposed use or development 
Submit plans, elevations and sections at scale 1:100 or 1:50 that clearly show the full 
extent of use or building works. Plans should be correctly titled, with individual 
drawing numbers on each plan and annotated with either dimensions or with a scale 
bar (horizontally and vertically). 

 
Alterations to the roof including extensions, dormer windows, roof lights: 
 
• Provide a schedule setting out existing and proposed cubic content of the roof 

space. You also need to show how you reached your calculation. 
 

• If you are proposing to install roof lights please confirm how far they project from 
the roof slope by marking the measurement on the drawings. 

 
• If you are proposing dormer windows please confirm the distance between the 

eaves of the original roof and the bottom of the dormer window. 
 
• Annotate your drawings to confirm if you are cladding any part of the extension. 
 
Change of use  
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Details of the previous lawful use of the building and why it is considered that no 
planning permission is required. 
 
 
6b Certificate of Lawfulness for an Existing Use or Development (CLEUD) 
 
An application for a Certificate of Lawfulness is assessed purely on the basis 
of the evidence submitted in support of it (for example affidavits, receipts, 
photographs etc.), and on any evidence that the Council may have, such as its 
own records, or may obtain during processing of the application 
 
Required for Certificate of Lawfulness for Existing Use or Development (CLEUD) 
 
An application for a Certificate of Lawfulness is assessed purely on the basis of the 
evidence submitted in support of it (for example affidavits, receipts, photographs 
etc.), and on any evidence that the Council may have, such as its own records, or 
may obtain during processing of the application 
 
Building works existing use or development 
 

• Submit plans, elevations and sections at scale 1:100 or 1:50 that clearly show 
the full extent of use or building works considered lawful. Plans should be 
proportionate to the nature and size of the proposal, correctly titled, with 
individual drawing numbers on each plan, show paper size and annotated 
with either dimensions or with a scale bar (horizontally and vertically) and not 
having ‘Do Not Scale’ or equivalent. 
 

Alterations to the roof including extensions, dormer windows, roof lights: 
 
• Provide a schedule setting out the cubic content of the roof space, including any 

previous increases in roof space to a dwelling compared to when originally built. 
You also need to show how you reached your calculation. 
 

• If the application relates to roof lights please confirm how far they project from 
the roof slope by marking the measurement on the drawings. 

 
• If the application relates to dormer windows please confirm the distance between 

the eaves of the original roof and the bottom of the dormer window. 
 
Change of use  
Details of the use of the building and why it is considered lawful is required. 
 
Evidence 
You should explain in your own words why you consider a Lawful Development 
Certificate should be granted. The evidence necessary to prove your entitlement to a 
certificate will depend on what is being applied for, but you should always remember 
that the emphasis is on the applicant to convince the Local Planning Authority that a 
certificate should be issued. Therefore, the evidence submitted should be clear and 
convincing. Where some questions of fact are involved, the Local Planning Authority 
will usually expect to see statements from persons who have a direct knowledge of 
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those facts. It is normal to require such statements in the form of a sworn 'state 
declaration' and you should seek advice from a Solicitor or Planning Agent as to how 
this should be set out. In some cases, letters or unsworn statements may be 
acceptable (for instance if there is some additional documentary evidence backing 
the statement). Letters may be acceptable if they back a sworn statement, but 
statements from owners or applicants which give crucial evidence should always be 
sworn in the proper form. Any other further evidence that can be provided will assist 
the application (such as photographs, invoices or documentation indicating the 
length of time it has been there). 
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List 5   Local Information Requirements for an:  
 
 
An Application for Tree Works: subject to a tree preservation order (TPO) 
and/or notification of proposed to works to trees in a conservation area 
 
Prior Notification (proposed building, road, excavation/waste material, 
demolition, telecommunications and fish tank) 
 
Removal or Variation of Condition (s73) 
 
Non material Amendment 
 
Information listed within ‘Section 1: National Requirements’ is required to be 
submitted for removal or variation of condition(s) or non-material amendment 
applications.  In the case of applications for tree works and prior notifications 
/approvals, the form may be substituted by a written description of the development. 
 
The Council has not formally adopted a local list for non-material and removal or 
variation of condition applications.  It is recommended that applicants review the list 
and submit information that they consider necessary for determining the application.  
Any additional information required, but not submitted, will be requested by the case 
officer within 21 days of the Council receiving the application.  The information 
requested will be required to be submitted and received within 14 days of the 
request.  To speed up the consideration of your application, please consider whether 
these are likely to be required and submit them with your application.   
 
7a Variation/Removal of Condition 
 
Required for Variation/Removal of Condition 
 
The applicant will need to provide sufficient information to enable the Local Planning 
Authority to identify the previous grant of planning permission and the associated 
condition(s) which the applicant is seeking to vary.  
 
If you are applying to vary approved plans, they should clearly indicate the full extent 
of the proposed changes across the site with a supporting statement indicating the 
changes sought. Plans should be proportionate to the nature and size of the 
proposal, correctly titled, with individual drawing numbers on each plan, show paper 
size and annotated with either dimensions or with a scale bar (horizontally and 
vertically) and not having ‘Do Not Scale’ or equivalent. 
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7b Telecoms 
 
Required for all applications including prior approvals (where required by legislation) 
 
The following information will be required for mobile phone masts and associated 
equipment: 
 

 The frequency characteristics of the emitter;  

 The maximum power of the emitter (in watts);  

 The orientation of the central axis of the beam, both relative to the horizontal and 
relative to the ground;  

 The maximum power intensity (in watts per square metre) at points on the central 
axis of the beam, at distances of 50 metres, 100 metres and 200 metres from the 
emitter; and,  

 The angular spreads of the surface of half-maximum intensity of the beam in the 
vertical and lateral directions 

 
ICNIRP statement - All applications for prior approval of telecommunications 
permitted development and planning applications for telecommunications 
development should be accompanied by a statement that the proposal, when 
operational, will meet the ICNIRP (International Commission on Non-Ionizing 
Radiation Protection) guidelines. 
 
Policy Driver and where to get more advice:  
Policy R21 of the Welwyn Hatfield District Plan, 2005.   
Policy SP9 of the Draft Local Plan Proposed Submission, August 2016. National 
Planning Policy Framework, Section 5. 
 
7c Tree Survey / Arboricultural Statement 
 
Required for all applications for proposals that affect protected trees or those trees 
subject to conservation area consent 
 
You will need to provide information about: 

• Species, spread, roots and position of trees, 
• Details of the works you propose, 
• Why the proposed works are necessary, and 
• proposed replacement trees, if necessary 

Policy Driver and where to get more advice:  
Policy D8 and R17 of the Welwyn Hatfield District Plan 2005.   
Policies SP9, SP10, SP11 and SADM16 of the Draft Local Plan Proposed 
Submission, August 2016.  
National Planning Policy Framework, Section 11. 
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7d Heritage Statement Appraisal and/or Heritage Impact Statement   
  
Required for all listed building consent applications and / or developments affecting 
Registered Park & Garden or Locally Listed Park & Garden 
 
You must provide information about: 
• the significance of the architectural and historical interest and character of the 

building or structure or park and garden; 
• the principles of and justification for the proposed works; and 
• the impact of the proposal on the special interest of the listed building or 

structure and/ or park and garden, its setting and the setting of adjacent listed 
buildings. 

 
The information should explain: 
• the sources that you have considered; 
• the expertise that you have consulted; and 
• the steps that have been taken to avoid or minimise any adverse impacts on the 

significance of the building. 
 
The type and amount of detail required will vary according to the particular 
circumstances of each application. 
 
Policy Driver and where to get more advice:  
Policy R28 of the Welwyn Hatfield District Plan 2005 
Policies SP11 and SADM15 of the Draft Local Plan Proposed Submission, August 
2016.  
National Planning Policy Framework, Section 12 
https://www.historicengland.org.uk/advice/planning/  
 
7e Prior Notifications/Approvals 
 

Required for all proposals comprising prior notification or approval 

They should show clearly the proposed works in relation to what is already there, 
highlighting any structures to be demolished, and the relationship to neighbouring 
buildings. 
 
Information as detailed as being required within the Town and Country (General 
Permitted Development) Order 2015. 
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Appendix 2 

Summary of the questions and responses 

1. Do you think that the proposed changes to only require information off the local list for full and outline applications, in order to be validated, 

is the correct approach? 

Full Name Organisation 
Details 

Comments Council’s Response Proposed changes to 
Checklist 

Adrian 
Mitchell 

Cruxarch 
Limited 

There are national requirements that should be 
maintained and unless there is a clear link from the 
planning portal for local requirements they are irritating as 
different authorities have different forms and requirements 
that will mean that when you want to complete the 
attachment of nationally required information you will find 
a local requirement for additional information that will get 
timed out before you can provide the additional 
information. 

No. This appears to be a technical 
problem and not a planning application 
validation checklist review item. 

None 

Alan 
Story 

 Yes None None 

Anthony 
Grice 

Private 
Resident 

Yes None None 

Caroline 
Williams 

Welwyn Parish 
Council 

Yes None None 

Gerry 
Brophy 

Hertfordshire 
Constabulary 

Yes None None 

Janet 
Pearce 

Woolmer 
Green Parish 
Council 

Yes None None 

Hough Ovolo Designs Yes None None 
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2. Do you think that the timescales for requesting and providing any additional information are right? 

Full 
Name 

Organisation 
Details 

Comments Council’s Response Proposed changes to 
Checklist 

Adrian 
Mitchell 

Cruxarch 
Limited 

No. Bat surveys take a long time to organise/provide and I 
have had to have surveys carried out when even the bat 
survey companies have said in advance of doing a survey 
that they think it very unlikely that they will find any 
evidence of bats. Maybe bat surveys and the other local 
items should be conditional to the approval notice. 

It is a legal requirement if there is there 
is the likelihood of a protected species 
(including bats) for a survey to be 
submitted and appraised prior to a 
determination, unless refused due to a 
survey not being submitted. 

None 

Alan 
Story 

 Yes None. None. 

Anthony 
Grice 

Private 
Resident 

Yes None. None. 

Caroline 
Williams 

Welwyn Parish 
Council 

Yes None. None. 

Gerry 
Brophy 

Hertfordshire 
Constabulary 

Yes None. None. 

Janet 
Pearce 

Woolmer 
Green Parish 
Council 

Yes None. None. 

Hough 
John 

Ovolo Designs Yes. Some allowance should be available for information 
that is difficult to obtain. To be agreed & verified by mail. 

The letter regarding valid applications 
specifies a timescale, however 
applicants are advised to contact the 
Council if a longer period of time is 
required. 

None 

John 

Joseph 
Jones 

BFSGC Yes.  The question is how does the Welhat proposals 
impact the Planning Guarantee? How is Welhat 
performance measuring against the Planning Guarantee? 

This is not a validation checklist related 
item and is therefore not being 
responded to here. 

None 

Louise 
Harrison 

Welwyn Parish 
Council 

Yes None None. 

Michael 
Sutcliffe 

TM Sutcliffe 
Chartered 
Architect 

Yes None None. 

Sue 
Fogden 

East and North 
Herts CCG 

Yes None. None. 
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Joseph 
Jones 

BFSGC No  None 

Louise 
Harrison 

Welwyn Parish 
Council 

Yes None. None. 

Michael 
Sutcliffe 

TM Sutcliffe 
Chartered 
Architect 

Yes None. None. 

Sue 
Fogden 

East and North 
Herts CCG 

No. Consultation which requires multiple stakeholders is 
complex and requires sufficient time. 

This response relates to the timescales 
in which consultees have to respond to 
reconsultations. It is therefore outside 
of the remit of this consultation. 

None 

 

3. Do you have any suggestions for further changes? 

Full 
Name 

Organisation 
Details 

Comments Council’s Response Proposed changes to 
Checklist 

Adrian 
Mitchell 

Cruxarch 
Limited 

Yes.  Let agents/applicants know if there is anything they 
could do to assist the application within a week of 
receiving applications. 

The council has a target of 3 working 
days for validating minors and others 
and 5 working days for majors. This is 
currently being achieved. 

None 

Alan 
Story 

Hertfordshire 
Policy 
Programmes 
and Strategy 

(Highways) 

Yes.  Section “2m Parking Plan” – Refers to WHBC 
interim parking standards Nov 2014. Shouldn’t this refer 
to the document Cabinet Housing & Planning Panel 21 
August 2014 
Section “3f Car Parking” - Refers to WHBC interim 
parking standards Nov 2014. Shouldn’t this refer to the 
document Cabinet Housing & Planning Panel 21 August 
2014 On behalf of the Highway Authority – I would like to 
suggest some amendments to section 3zvi Transport 
Statements, The boxout with thresholds is insufficient, 
noting that it relates solely to residential (‘units). The text 
should be changed A Transport Statement will be 
required in the following cases: 
Residential development in excess of 50 units and less 
than 80 units 
Non-food retail development of more than 800m2 and 
less than 1,500m2 Gross Floor 
Area (GFA) 

Checklist has been amended in all 
requested places. 

Checklist amended 
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Class B1 Business of more than 1500m2 and less than 
2,500m2 GFA 
Class B2 General industrial of more than 2,500m2 and 
less than 4,000m2 GFA 
Warehousing (use class B8) of more than 3,000m2 and 
less than 5,000m2 GFA 
A Transport Assessment will be required in the following 
cases: 
Residential development in excess of 80 units 
Non-food retail development of more than 1,500m2 Gross 
Floor Area (GFA) 
Class B1 Business of more than 2500m2 GFA 
Class B2 General industrial of more than 4,000m2 GFA 
Warehousing (use class B8) of more than 5,000m2 GFA 
It is appropriate to retain reference, in part, to trunk roads 
– as those developments affecting Trunk Roads 
(A1M/M1/all development (subject to the above). 
Under “Policy Driver” I would request reference to 
Department of Transport/Communities and Local 
Government document Hertfordshire 3rd edition Section 1 
: Policy information and general guidance, section 7 
https://www.hertfordshire.gov.uk/services/highways-
roads-and-pavements/business-and-developer-
information/development-(The DfT/CLG document was 
quietly retired following the introduction of the NPPF) 
Please change web address for our Travel Plan guidance 
to 
https://www.hertfordshire.gov.uk/services/highways-
roads-and-pavements/business-and-developer-
information/development 

Anthony 
Grice 

Private 
Resident 

No None None 

Caroline 
Williams 

Welwyn Parish 
Council 

Yes.  Welwyn Parish Council ask that actual and 
proposed drawings, elevations, roof plans and floor plans 
be of the same orientation and size and scale in order to 
clearly determine the proposed changes. 

This would be a request as opposed to 
a requirement as it is not reasonable to 
invalidate an application for this 
reason. The checklist has been 

Checklist amended 
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 updated. 

Gerry 
Brophy 

Hertfordshire 
Constabulary 

Yes With due respect to the violent and litigious times in 
which we live, we must now comply more fully with the 
legal requirement of Section 17, of the Crime & Disorder 
Act 1988. This section states that 
– 
'Without prejudice to any other obligation imposed on it, it 
shall be the duty of each authority to which 
this section applies to exercise its various functions with 
due regard to the likely effect of the exercise 
of those functions on, and the need to do all that it 
reasonably can to prevent, crime and disorder in its area’. 
I respectfully submit that the way in which this can be 
achieved is clearly laid out by the following -  The 
Commission for Architecture and the Built Environment 
(CABE), published a document entitled 
‘Design & Access Statements – How to write, read 
and use them'. This guidance document is possibly 
the most frequently referenced document within 
many planning applications, but the section below is 
virtually never complied with. 
Part 1, Page 8 - Statements should demonstrate how 
development can create accessible and safe 
environments, including addressing crime and disorder 
and fear of crime. These may be particularly relevant to 
address under layout and landscaping themes. Early 
consultation with police will help identify key issues in 
your local area, and measures to help address these. 
In an ideal world I would ask that the completion of a 
'crime and disorder document’ be a necessary part of the 
planning process. This would demonstrate the design 
steps taken along with the products and measures to be 
incorporated into the designs, which will reduce crime 
along with the knock-on effects on health (including 
mental health). 
At the very least we should insist that the advice given by 
CABE, is adhered to and the actual details be supplied. 
Vague quotes such as ' Crime prevention principles will 
be applied', should not be acceptable. Unless details are 

Updated the validation checklist under 
the Planning Statement And Additional 
Information Section 

Checklist amended  
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supplied, the application should not be validated. 
Please remember that terrorism is a crime which is 
capable of being influenced by design measures 
in just the same way as every other type of crime. 

Janet 
Pearce 

Woolmer 
Green Parish 
Council 

Yes  3q Heritage Statement Appraisal and/or Heritage 
Impact Statement 
Should include that this is also required for buildings on a 
Parish/Town/Borough local list. 

No town parish has a local list at 
present and therefore it is not possible 
to include it at this stage. 

None 

Hough 
John 

Ovolo Designs No   

Joseph 
Jones 

BFSGC Yes.  How is Welhat performance measuring against the 
Planning Guarantee at the moment? How would changes 
impact performance? 

This is not part of the Validation 
Checklist process. 

None 

Louise 
Harrison 

Welwyn Parish 
Council 

Yes. Clearer drawings accompanying applications - 
drawings are sometimes hard to read because they are 
faint. Once received, the Planning Officer should make a 
decision as to whether accompanying 
drawings meet an agreed standard 

It is acknowledged that some drawings 
are of a higher quality than others, 
however it is not reasonable for the 
Council to not validate an application 
for this reason. Applicants are 
encouraged to provide good quality 
plans. 

None 

Michael 
Sutcliffe 

TM Sutcliffe 
Chartered 
Architect 

Yes.  Drawings of Sections through Buildings have 
traditionally and correctly shown dimensions of heights 
only. Therefor the optional requirement for scale bars 
both vertically and horizontally is incorrect and 
should be amended 
3ziv" Required for a structural survey will be required " 
does not quite make sense 
and "A full structural engineers survey by a suitably 
qualified professional " Needs to be clarified as 
to what you are expecting. It is not a structural survey as 
required for a mortgage but a report and/or 
appraisal of the building or structure by a suitably 
qualified professional such as a Structural Engineer 
/ Chartered Building Surveyor or Architect . 

Text amended to reflect comments Yes 

Sue 
Fogden 

East and North 
Herts CCG 

No None  None 

Jeanette 
Hollingsw

Welwyn 
Hatfield 

I would like to update you with our approach to noise 
when consulting on planning applications. Environmental 

All requested changes have been 
made. 

Checklist amended 
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4. Other 

 

 

orth-Biggs Borough 
Council 

Health will now be using the ProPG guidance 
(Professional Planning Guidance on Planning and Noise) 
May 2017 as our criteria and standardised assessment 
document when we make comments on new residential 
development. 
This document provides a set of criteria based on good 
acoustic design to ensure the development is of high 
quality and still refers to the NPPF. 
“Good acoustic design is not just compliance with 
recommended internal and external noise exposure 
standards. 
Good acoustic design should provide an integrated 
solution whereby the optimum acoustic outcome is 
achieved, without design compromises that will adversely 
affect living conditions and the quality of life of the 
inhabitants or other sustainable design objectives and 
requirements” 

It is important that developers and land owners are aware 
of this approach as early as possible in the planning 
stages, so that good acoustic design is incorporated in to 
the overall design and layout not tagged on at the end. 
Therefore, we will need to identify how this methodology 
is to be promoted. 

 Lead Local 
Flood 
Authority 

Comments have been provided in relation to 
requirements for Flood Risk Assessment and Sustainable 
Drainage Systems as well as updated links to websites. 

All requested changes have been 
made. 

Checklist amended 
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