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WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 9 JANUARY 2020 
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)  
 
6/2019/2378/FULL 
 
1 & 1A TOWN CENTRE, HATFIELD, AL10 0JZ 
 
FORMATION OF TEMPORARY CAR PARK TO ACCOMMODATE FOR 48 SPACES, 
FOR A DURATION OF TWO YEARS WITH ASSOCIATED PHYSICAL WORKS 
 
APPLICANT: WELWYN HATFIELD BOROUGH COUNCIL 
 
 

(HATFIELD CENTRAL) 
 

1 Site Description 
 

1.1 The site is located at the eastern of the Hatfield Town Centre. The site was 
formerly occupied by a building, which has recently been demolished. The site is 
therefore currently vacant. The site is adjacent on its south eastern and eastern 
boundaries to a pedestrian footway and Queensway and the 
Queensway/Wellfield Road roundabout. To the west it lies partially adjacent to 
the existing Kennelwood Road car park. 
 

2 The Proposal 
 

2.1 This application seeks temporary planning permission (up to 2 years) for the use 
of the site as a car park for 48 car parking spaces and 1 motorcycle parking 
space. Part of the site is proposed to be surfaced (following the demolition of the 
building), and a 500mm high fence is proposed along the northern and western 
site boundaries. 
 

2.2 The application site forms part of a wider site (nos. 1-9 Town Centre) on which 
the Council is currently considering an application for its redevelopment 
(application ref. 6/2019/2430/MAJ). The proposed use as a temporary car park is 
an interim solution to reduce the impact of the construction of The Common car 
park site, and it is the aspiration of the applicant to redevelop the site for a mixed 
use scheme. 

 
3 Reason for Committee Consideration 
 
3.1 This application is presented to the Development Management Committee 

because it is contrary to the development plan. 
 

4 Relevant Planning History 
 

4.1 Application Number: 6/2019/2430/MAJ 
Decision: Under consideration 
Decision Date: Not yet determined 



Proposal: Demolition of existing buildings and the erection 3 x buildings 
comprising of 71 x flats and 1,110 sqm of flexible commercial uses (use class: 
A1, A2, A3, A4, D1 & D2) (including a small office element (B1a)) and associated 
works to include car and bicycle parking, plant and refuse storage and public 
realm works 
 

4.2 Application Number: 6/2019/1312/PN14 
Decision: Prior Approval not required 
Decision Date: 28.06.19 
Proposal: Prior Approval for the demolition of existing building 
 

4.3 Application Number: 6/2017/0606/MAJ 
Decision: Withdrawn 
Decision Date: 30.09.19 
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. 
 

5 Relevant Planning Policy 
 

5.1 National Planning Policy Framework (NPPF)  
 

5.2 Welwyn Hatfield District Plan 2005 (District Plan) 
 
5.3 Draft Local Plan Proposed Submission 2016 (Emerging Local Plan) 
 
5.4 Supplementary Design Guidance 2005 (SDG) 
 
5.5 Hertfordshire County Council Local Transport Plan 4 

 
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 The application was advertised by means of a press notice, neighbour 
notification letters and site notices. No representations have been received. 
 

8 Consultations Received 
 

8.1 The following have responded advising that they have no objections to the 
proposal in principal, subject to conditions or obligations being applied: 

 HCC Historic Environment Advisor 

 HCC Transport Programmes and Strategy 

 Herts Constabulary 

 Thames Water 

 Cadent Gas 

 WHBC Landscape 

 WHBC Parking 
 



8.2 No response was received from the following consultees: 

 HCC Rights of Way 

 Ramblers Association 
 
9 Analysis 

 
9.1 The main planning issues to be considered in the determination of this 

application are: 
 
1. Principle of development  
2. Quality of design and impact on the character of the area  
3. Residential amenity  
4. Highways and parking considerations  
5. Other considerations  

i) Impact on heritage assets 
ii) Landscaping 
iii) Archaeology 
iv) Impact on heritage assets 
v) Lighting 

6. The planning balance 
 
1. Principle of the development 
 

9.2 The application site lies within the built up area of Hatfield, where there is no 
objection in principle to development. 
 

9.3 The site however forms part of a site identified in the District Plan for 
comprehensive redevelopment for a mixed use retail-led scheme (Policy 
TCR14). That Policy states that development should only be carried out in 
accordance with the adopted planning brief for the site approved by the Council 
as Supplementary Planning Guidance (Hatfield Town Centre East 
Redevelopment Planning Brief July 2002). The use of the site for a temporary car 
park would therefore be contrary to Policy TCR14. 
 

9.4 In accordance with the provisions of the Town and Country Planning Act 1990 
(as amended), in dealing with applications the authority should have regard to 
the provisions of the development plan, so far as material to the application, and 
any other material considerations. Therefore whilst the proposal is contrary to 
Policy TCR14 of the adopted District Plan, it is necessary to consider whether 
material considerations exist in this case which would require a differing decision 
to be made. 
 
2. Quality of design and impact on the character of the area 
 

9.5 District 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. These objectives are broadly consistent with 
the Council’s Emerging Local Plan and the aims of the NPPF which considers 
that the creation of high quality buildings and places is fundamental to what the 
planning and development process should achieve. 



 
9.6 The site was previously occupied by a two storey building with a parking area to 

the rear. Following the determination of an application for the prior approval for 
the demolition of these buildings (application ref. 6/2019/1312/PN14), the 
buildings were demolished in October 2019. The site is therefore now vacant and 
enclosed temporarily by security hoardings. 
 

9.7 The use of the site as a car park would have a limited impact on the character 
and appearance of the site and its surroundings. The site lies adjacent to the 
existing Kennelwood Lane car park (which has 74 car parking spaces) and would 
be seen as an extension to this car park, albeit the car parks would be separated 
by a fence. The existing hardsurfacing within the site is proposed to be retained 
and the areas on which the building was previously sited are proposed to be 
surfaced with contained gravel (cellpave). A 500mm high diamond rail and timber 
post fence is proposed to be erected along the northern and western boundaries 
of the site. 
 

9.8 The existing landscaping surrounding the site is proposed to be retained, and 
Landscape have not raised any concerns with the proposal. In the summer 
months the existing landscaping will restrict somewhat the views across the site 
from the north and south. From the east the site will be visible, however the land 
to which the application site relates is at a slightly lower level that the adjacent 
highway and roundabout and therefore it is not considered that cars parked 
within the car park will be an unduly prominent feature in this part of the 
streetscene. 
 

9.9 Having regard to the above considerations, the use of the site for a temporary car 
park would respect the character and context of the area and would accord with 
the requirements of Policies D1 and D2 of the adopted District Plan. 

 
3. Residential amenity  

9.10 Having regard to the nature of the proposed temporary use and the proximity to 
existing residential properties, it is considered that the proposal would not result 
in a harmful impact on the occupiers of these properties. 
 
4. Highways and parking considerations 

 
9.11 As set out above, this application forms part of wider proposals for the 

regeneration of Hatfield Town Centre. To facilitate these proposals, it is proposed 
to consolidate parking provision for the Town Centre in a multi-storey car park on 
the site of the existing surface car park at The Common (which currently has 148 
spaces). A planning application for this multi-storey car park has been submitted 
to the Council (application ref. 6/2019/2478/MAJ) and is likely to be reported to 
the Development Management Committee in the New Year. If permission is 
granted for the proposed multi-storey car park, during construction there will be a 
deficit of parking spaces within the Town Centre (a total of 148 car parking 
spaces are currently provided at The Common car park). 
 

9.12 This application for a temporary car park proposes to provide for some of that 
deficit (48 spaces), but not for all of it. There are a number of existing car parks 
within Hatfield Town Centre that will assist in providing for some of the additional 
deficit, however it is acknowledged that these car parks may not have sufficient 
unoccupied spaces to fully provide for the number of spaces lost whilst the multi-



storey car park is constructed. Significant weight should therefore be attributed to 
the benefit arising from this application in respect of providing towards this deficit. 
 

9.13 The Highway Authority have commented however that to ensure that the 
temporary car park does not contribute to the existing significant levels of free 
surface parking within Hatfield and undermine the adoption of alternatives to the 
private car for travel to the Town Centre, a condition is recommended that would 
limit the use of the proposed temporary car park during only the closure of The 
Common car park. Whilst the application seeks permission for two years, the 
applicant has stated in the submitted Planning, Design and Access Statement 
that they intend however to only use the car park for approximately one year. In 
accordance with Policy 1 of the County Council’s Local Transport 4 which seeks 
to encourage greater and safer use of sustainable transport modes, a condition 
restricting the use of the car park to only when The Common car park is closed is 
considered to be reasonable and necessary in this case.  

 
9.14 Vehicular access to the site is gained via the Kennelwood Road car park, which 

is accessed from Queensway. Prior to the demolition of the building, the site had 
a small parking area to the rear of the building however the level of traffic 
generation associated with this parking would have been very small. The 
proposed 48 space car park would therefore result in an increase in vehicle 
entering and exiting the site when compared to the previous use. 
 

9.15 A Transport Statement (TS) has been submitted with the application which has 
been considered by the Highway Authority. The TS has considered the proposed 
levels of use of the car park and concludes that the likely traffic generation 
associated with the car park would be 11 departures from the site in the AM peak 
and 41 in the PM peak. Arrivals would likely be 21 and 29 respectively. It is 
considered by the Highway Authority that the increase in trips associated with the 
proposed development would not be significant, and as the car park will be 
replacing spaces lost from The Common car park during its redevelopment, it is 
likely that some of these trips would have been directed along Queensway 
already. 
 

9.16 The Highway Authority commented that due to Kennelwood Lane being a cul-de-
sac, any queuing that may occur as a result of the use of the car park would not 
have a prejudicial impact on wider highway conditions. They also have no 
highway safety concerns associated with the increase in the use of the 
Kennelwood Lane junction with Queensway.  
 

9.17 In respect of the proposed access to the car park, the Highway Authority have 
commented that the access is tight for two cars to pass through simultaneously. 
However there is adequate visibility between the users of the two areas, and due 
also to the low speed environment, there is unlikely to be a significant risk of 
conflict.  
 

9.18 Footpath 001 runs across the Kennelwood Lane car park (west to east) and 
provides access to the underpass under Queensway. The increase in vehicle 
movements within Kennelwood Lane and accessing the proposed car park will 
increase the potential for conflict with pedestrians, however the highway authority 
have commented that they don’t consider that pedestrians will be unacceptably 
impacted upon by the proposal. 
 



9.19 The proposed development will require the removal of some existing concrete 
planters which abut the subway wall (along part of the south eastern boundary of 
the site). To ensure that the proposed works do not interfere with highway 
integrity, the Highway Authority have requested a condition that the proposed 
works fully comply with the requirements of the Department of Transport’s DMRB 
Standard and that full structural details are submitted to and approved in writing 
by the Local Planning Authority. Due to the possible impact of the proposed 
works on the integrity of the wall that bounds the public footpath to the south east 
of the site, it is considered that such a condition it reasonable and necessary in 
this case.  
 

9.20 In summary and having regards to the comments from the Highway Authority, the 
proposal is considered to be acceptable from a highways perspective. 

5. Other considerations  
 

i) Landscaping 
 
9.21 District Plan Policy R17 seeks to protect existing trees whilst 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 would again be relevant. Landscaping 
is important in order to protect and enhance the existing character of the area 
and to reduce the visual and environmental impacts of the development.  
 

9.22 The proposed development would retain existing trees within and surrounding 
the site. Due to the temporary nature of the proposed development, limited 
opportunity exists for additional planting to be provided, however Landscape 
have commented that they have no objection to the proposal on landscape 
grounds. 
 
ii) Archaeology 
 

9.23 The Historic Environment Unit, HCC have commented that the proposed car park 
is unlikely to impact below ground which is likely to have already been disturbed 
by modern construction works. In this instance, they therefore consider that the 
development is unlikely to have an impact on heritage assets of archaeological 
interest, and have no comments to make upon the proposal. 

 
iii) Impact on heritage assets 
 

9.24 Approximately 50 metres to the north east of the application site is the Grade II 
St. Luke’s Church. Due to the adjacent highway and large roundabout, its setting 
has been somewhat compromised and these features provides a very distinct 
break between the Church and the application site. Having regard to the open 
nature of the proposed development and the intervening highway features, it is 
considered that the proposal would not result in any harm to the setting of this 
Grade II listed building. 
 
iv) Lighting 
 

9.25 Herts Constabulary have commented that they support the application but would 
like to see an element of low level dusk to dawn column lighting to assist with the 
user experience as well as a crime reduction measure. No lighting is proposed as 



part of this application and having regard to the existing lighting within the vicinity 
of the application site, it is considered that the car park would be adequately lit. 

 
8. The planning balancing  
 

9.26 The proposed use of the site as a temporary car park would be contrary to policy 
TCR14 of the adopted District Plan. However, the proposed development forms 
part of wider proposals for the regeneration of Hatfield Town Centre and is 
required to provide replacement parking provision for the Town Centre whilst The 
Common surface car park is redeveloped as a multi storey car park. The 
provision of this multi-storey car park is the first phase of the implementation of 
the Hatfield Town Centre Strategy set out in Policy SP 20 of the emerging Local 
Plan, and once constructed will allow for the redevelopment of other sites within 
the Town Centre. One of these sites is 1-9 Town Centre, of which the current 
application site forms part, and the Council is currently considering an application 
for its redevelopment for 71 flats and 1,110 sqm of flexible commercial uses 
(application ref. 6/2019/2430/MAJ). 
 

9.27 The grant of planning permission for the use of the site as a temporary car park 
would not prejudice the future redevelopment of this site, either in accordance 
with Policy TCR14 of the adopted District Plan or Policies SP 20 and SADM 22 of 
the emerging Local Plan, and to ensure that the Council retain control over the 
future use/redevelopment of the site it is recommended that any permission 
granted is subject to a condition which limits the permission granted to a period 
of two years. Following the expiry of this permission, the use of the site as a car 
park must cease. 
 

9.28 Having regard to the circumstances of this case, it is considered that material 
considerations exist that would warrant a departure from Policy TCR14 of the 
adopted District Plan. 
 

10 Conclusion 
 
10.1 This application seeks permission for the temporary use of the site as a car park. 

The site is identified in the adopted District Plan for comprehensive 
redevelopment for a mixed use retail-led scheme, and the proposed development 
would therefore be contrary to Policy TCR14 of the adopted District Plan. 
 

10.2 However, as set out above, the proposed development is required to facilitate the 
redevelopment of the existing surface car park at The Common, which forms part 
of wider proposals for the regeneration of Hatfield Town Centre. Subject to 
appropriate conditions, the grant of permission for the use of this site as a 
temporary car park would not restrict the redevelopment of the site (in 
accordance with Policy TCR14) in the future. 
 

10.3 The proposed use would not result in any harm in respect of design and 
character of the area; neighbour amenity and highways and parking 
considerations. 
 

10.4 Subject to appropriate conditions, accordingly and for the reasons given, the 
proposal is recommended for approval. 
 
 

 



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

conditions: 
 
1. This permission is for a limited period only expiring on 10 January 2022 and 

the use hereby permitted shall be discontinued on or before that date. 
 
REASON: To enable the Local Planning Authority to retain control over the 
future use/development of the site in accordance with Policy TCR14 of the 
Welwyn Hatfield District Plan 2015. 
 

2. The car park hereby approved shall not be made available for use until such 
time as The Common Car Park is closed for use by the general public and 
shall not be available for use once The Common Car Park has re-opened for 
use by the general public.  
 
REASON: In order to ensure that the proposals do not undermine 
opportunities to reduce travel demand in accordance with Policy 1 of 
Hertfordshire County Council’s Local Transport Plan 4. 
 
PRE-COMMENCEMENT CONDITIONS 
 

3. No development shall commence until the developer has complied fully with 
the requirements of the Department for Transport’s DMRB Standard BD 2: 
Technical Approval of Highway Structures. The Approval in Principle and 
Design and Check Certification, accompanied by full structural details, shall 
be submitted to and approved in writing by the Local Planning Authority. All 
works shall proceed in accordance with the details submitted and 
Construction Compliance certification and documentation submitted to the 
Local Planning Authority.  
 
REASON: To ensure construction of a satisfactory development and in the 
interests of highway safety in accordance with Policy 5 of Hertfordshire 
County Council’s Local Transport Plan 4. 
 
DRAWING NUMBERS 

 
4. 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 

190222-CON-X-
00-DR-C-3002 

P2 Location Plan 11.10.19 

001  Site Plan 11.10.19 
190222-CON-X-
00-DR-C-3001 

P4 Temporary car 
park general 
arrangement 

11.10.19 

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

 
 



POSITIVE AND PROACTIVE STATEMENT 
 

The decision has been made taking into account, where practicable and 
appropriate the requirements of paragraph 38 of the National Planning Policy 
Framework and material planning considerations do not justify a decision 
contrary to the development plan. 

 
INFORMATIVES 

 
1. Cadent Gas have identified operational gas apparatus within the application 

site boundary. This may include a legal interest (easements or wayleaves) 
in the land which restricts activity in proximity to Cadent assets in private 
land. The Applicant must ensure that proposed works do not infringe on 
Cadent’s legal rights and any details of such restrictions should be obtained 
from the landowner in the first instance. If buildings or structures are 
proposed directly above the gas apparatus then development should only 
take place following a diversion of this apparatus. The Applicant should 
contact Cadent’s Plant Protection Team at the earliest opportunity to 
discuss proposed diversions of apparatus to avoid any unnecessary delays. 
If any construction traffic is likely to cross a Cadent pipeline then the 
Applicant must contact Cadent’s Plant Protection Team to see if any 
protection measures are required. 
All developers are required to contact Cadent’s Plant Protection Team for 
approval before carrying out any works on site and ensuring requirements 
are adhered to. 
Email: plantprotection@cadentgas.com Tel: 0800 688 588 

 
Liz Aston (Development Management) 
Date: 11 December 2019  



Classification: Unrestricted 

 

Classification: Unrestricted 

 

 


