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WELWYN HATFIELD BOROUGH COUNCIL 
 

Minutes of a meeting of the DEVELOPMENT MANAGEMENT COMMITTEE held on 
Thursday 12 January 2023 at 7.30pm in the Council Chamber, Council Offices, The 
Campus, Welwyn Garden City, Herts, AL8 6AE. 

 
PRESENT: Councillors A. Hellyer (Chair) 

 

  J. Broach, J. Cragg, C. Juggins, N. Pace, D. Panter,  
J. Ranshaw, D. Richardson, J. Skoczylas, P. Shah,  
S. Tunstall, S. Thusu and M. Holloway 
 

 
ALSO 
PRESENT: 

Legal Advisor, Trowers (J. Backhaus) 
 
 

OFFICIALS 
PRESENT: 

Assistant Director – Planning (C. Carter) 
Development Management Services Manager (G. Gnanamoorthy) 
Principal Development Management Officer (E. Stainer) 
Career Grade Development Management Officer (E. Mugova) 
Governance Services Manager (A. Marston) 

 
 
In the absence of the Chair and Vice Chair of the Committee, it was proposed by 
Councillor N. Pace and seconded by Councillor J. Cragg that the meeting be Chaired 
by Councillor A. Hellyer. This was unanimously agreed.  
 
45. SUBSTITUTIONS 

 

The following substitution of Committee Members had been made in accordance 
with Council Procedure Rules: 
 

Cllr Alastair Hellyer for Cllr Alastair Boulton 
Cllr Sunny Thusu for Cllr Roger Trigg 
Cllr Max Holloway for Cllr Jill Weston 
 

46. APOLOGIES 
 

Apologies of absence were received from Councillors J. Boulton, R. Trigg and  
J. Weston. 
 

47. MINUTES 
 

The minutes of the meeting held on 1 December 2022 were approved as a 
correct record. 
 

48. DECLARATIONS OF INTEREST BY MEMBERS 
 

Councillor S. Thusu declared a non-pecuniary interest in items on the agenda as 
appropriate by virtue of being a Member of Hertfordshire County Council. 
 



- 2 - 
 
Development Management Committee 
12 January 2023 
 

 
 

49. 6/2022/0293/OUTLINE - CARRAMORE HOUSE 50 VINEYARDS ROAD 
NORTHAW POTTERS BAR EN6 4PD - OUTLINE PERMISSION FOR THE 
ERECTION OF 1 DWELLING WITH ALL MATTERS RESERVED 
 

Report of the Assistant Director (Planning) on the outline permission for the 
erection of one dwelling with all matters reserved. 

This application was presented to the Development Management Committee as 
Northaw and Cuffley parish Council had submitted a Major Objection. 

The application site is located within the Metropolitan Green Belt, and also within 
the village of Northaw. Vineyards Road is lined by residential properties to the 
south which taper away from the village centre, forming a pattern of ‘ribbon’ 
development 

The application site is a private garden, belonging to Carramore House 50 
Vineyards Road. The plot measures approximately 0.1865 hectares in area and 
is laid to lawn and contains a number of large mature trees. 

The proposed dwelling would be situated between the residential plots of 48 (to 
the west) and Carramore House 50 Vineyards Road. No. 48 Vineyards Road is a 
two-storey detached dwelling and is separated from the application site by a 
dense, mature hedgerow. The land to the south of the site is open with 
vegetation and trees. To the north of the site, on the opposite side of the road is 
a protected woodland covered by a Tree Protection Order. 

The application seeks outline planning permission for the erection of a detached 
house, with all matters reserved (layout, appearance, scale, landscaping and 
access) for future determination. 

An illustrative layout, not forming part of the application, has indicated that the 
proposed dwelling would sit on a similar building line to its neighbours facing the 
street to form a continuous built-up frontage. The proposal would constitute 
limited infilling. It is considered that the proposal accords with the exception 
under paragraph 149 (e) of the NPPF and local policies and is not inappropriate 
development in the Green Belt.  

Details of access to the new dwelling have not been confirmed but could be 
achieved either via the existing access, or by the formation of a new access. 
However, given this is an outline application, this is a matter which would be 
considered further at the reserved matters stage. The plot of land is considered 
to be of a sufficient size to accommodate adequate off-street parking. 

Tim Waller, Applicant, spoke regarding the application. 

He reiterated that the seeks to provide a family home with suitable sized private 
garden and sufficient parking. It would only use around a quarter of the very 
large garden belong to Carramore House in a gap within an otherwise built-up 
frontage within the village. He highlighted that the application accords with 
national policy relating to the Green Belt, being an infill plot within a village, and 
it's an appropriate form of development, it also accords with the relevant policy in 
the Councils emerging Local Plan. In fact, the officer’s report notes that this 
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development would help to sustain local facilities, including the Primary School, 
which is both undersubscribed and located close to the site.  

He clarified that despite suggestions that the oak tree at the site’s frontage would 
be removed, this would only be done if necessary due to its poor health. The tree 
appears to suffer from dry rot fungi, which is likely to limit its lifespan and 
possibly undermine its structure. However, the tree is clearly very attractive and 
has been there for some time, so if it's possible to retain it then it would be 
retained. 

Eleanor Root, Objector, spoke against the application: 

She emphasised how the number of objections received against the application 
speaks volumes as to what the local community think of this application and 
stated that she hoped that any Committee member unfamiliar with the site had 
looked at Google Maps and in particular the Street View along Vineyard's Road 
to gain a better understanding and perspective.  

She highlighted the fact that the Hertfordshire Way, a walking route, comes out 
adjacent to 51 Vineyards Road. This is a very popular walking route and the view 
across the valley as seen between numbers 50 and 48 (where the development 
is proposed) would be lost. 

She stated that the officer’s report acknowledges the issue of conflict with 
relevant policies and the lack of guidance for certain aspects, thereby rendering 
much of the decision a matter of judgement.  Having all the matters reserved is 
clearly part of a strategy that will be ongoing for several years and particularly 
affect 48 Vineyard's Road. 

Councillor George Michaelides, Ward Member, spoke against the 
application. 

He read out a statement from Northaw and Cuffley Parish Council which he 
endorsed.  

The parish council object to the assertion that the application is a classic infill 
plot as the homes on Vineyards Road are all widely spaced. The application will 
go no way towards addressing the borough’s need for social or low-cost housing 
so in this instance, the housing shortage is irrelevant. Similar applications further 
along the road have been refused due to no special circumstances, negligible 
support to the local community and being visually intrusive. If similar applications 
are refused, there is no consistency in the fact that this application is 
recommended by officers for approval. 

Members discussed the application, with officers clarifying various points where 
required.  

It was clarified that this application is for a subdivided plot, differing from 
previous applications which were for permitted development.  

Whilst an application may have a large volume of objectors, the committee 
needs to justify any decision based on underlying planning principles.  
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Councillors were reminded that the application in question is just for outline 
permission, with all other matters reserved.  

Following discussion, it was proposed by Councillor A. Hellyer and seconded by 
Councillor J. Broach to approve the application. 

 RESOLVED: 
 (10 in favour, 3 against) 

That planning permission be approved subject to the conditions set out in 
the report. 

 
50. 6/2022/1267/FULL - MILKWOOD FARM DIXONS HILL CLOSE WELHAM 

GREEN HATFIELD AL9 7EF - ERECTION OF REPLACEMENT DWELLING 
AND CARTLODGE FOLLOWING DEMOLITION OF ALL BUILDINGS / 
STRUCTURES ON SITE 
 

Report of the Assistant Director (Planning) on the erection of replacement 
dwelling and cartlodge following demolition of all buildings / structures on site. 

This application was presented to the Development Management Committee 
because North Mymms Parish Council have submitted a major objection. 

This application seeks full planning permission for the erection of a two- storey 
dwelling following demolition of all buildings and structures on site. In addition to 
the dwelling, a four-bay cartlodge would be erected containing additional store. 

The application site lies to the northwest of Dixons Hill Road and Dixons Hill 
Close and is accessed via a long track on the eastern corner. The site slopes 
towards the east and is rectangular in shape, measuring approximately 0.75 
hectares.  

The site lies within an area designated as countryside and is within the 
Mimmshall Valley Landscape Character Area and the Metropolitan Green Belt.  

To the southeast of the site is a Grade II listed building, 47 Dixons Hill Close (list 
entry no. 1348174). Dating to the late eighteenth century, this is a two-storey red 
brick house with a hipped plain tile roof, end chimney stacks and a 
weatherboarded lean-to on the north eastern elevation. 

The application site is surrounded by mature dense trees and currently contains 
a dwelling and a number of farm outbuildings all of which are in a poor state and 
negatively impact on the visual appearance of the area.  

The application site has an established residential use and extant permission for 
a replacement single storey dwelling approved on 22 August 2017 under ref: 
S6/2014/2586/MA. The replacement single storey dwelling has commenced on 
site and therefore would be considered as the fall-back position. 

Although the proposed dwelling would have an increase in height compared to 
any of the structures on site, there would be a substantial reduction in footprint, 
floor area and volume on site. The proposal is not considered to be materially 
larger than the dwelling and outbuildings it replaces. Therefore, the proposal 



- 5 - 
 
Development Management Committee 
12 January 2023 
 

 
 

would not have a greater impact on the openness of the Green Belt than the 
existing development and would meet the criteria (g) set out in NPPF paragraph 
149.  The proposal would therefore constitute appropriate development in the 
Green Belt in accordance with local and national policies.  
 
Subject to planning conditions and legal agreement, the proposal would 
represent an appropriate form of development within the Green Belt, be of good 
quality design, would not harm the rural character of the area. The proposed 
dwelling would be located some distance from adjoining premises, and would 
provide sufficient on-site parking and cycle storage. As such, complies with local 
and national policies and is recommended for approval. 
 
Tom Stebbing, Agent, spoke regarding the application. 

The architect’s brief was to propose a more beautiful, more sustainable dwelling 
that enhances the character of the landscape in which it sits. We were very 
conscious of the location in the greenbelt were grateful for the opportunity of 
using the Council's pre-app service before submitting this application. We have 
taken references from the local area, including the listed building nearby 
although that cannot be seen from the site.   

Councillor Jacqui Boulton, Parish Council, spoke against the application. 

She stated that whilst the site is partly developed it is a Greenbelt area and no 
special circumstances have been made to outweigh the hard to the openness of 
the area this would cause as the scale of the proposal is too much. The new 
structure would be 2.5m taller than any existing building on the site, the visual 
impact of the bulk and design will be more prominent. 

Whilst the proposal would turn an agricultural site into a residential property 
surrounded by fields, which may be tidier, this would contravene article 4 of the 
district plan as the bulk and design would be more obvious in the landscape. 
Reuse of a site like this may be good but not if it rides roughshod over the 
purposes and rules of Greenbelt. The proposal is too large and therefore 
overdevelopment which will affect the openness of the Greenbelt and it should 
be refused.  

Members discussed the application, with officers clarifying various points where 
required. 

It was clarified that there are no plans to remove existing trees, with the second 
recommended condition requiring protection of the trees on the site.  

The 2017 consent for a dwelling in a different location on the site was 
implemented with trenches having been started on site. As the two cannot both 
be implemented, if this application is granted it would overrule the previous 
consent. 

The case officer advised the committee of a change to the recommendation, 
which would require the applicant to enter into a legal agreement to ensure that 
the previously consented dwelling, located elsewhere on the site, could not be 
implemented alongside this new permission 
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Officers clarified that they understood the access road is owned and maintained 
by the applicant.  

It was commented that whilst a bigger proposal than in 2017, this application is 
for a sensible house in a sensible location, on balance making good use of the 
land. It was noted that the local villagers have not put in objections. 

Following discussion, it was proposed by Councillor A. Hellyer and seconded by 
Councillor J. Broach to approve the application. 

 RESOLVED: 
 (9 in favour, 4 against) 

That planning permission be approved subject to the conditions set out in 
the report and subject to the completion of a satisfactory legal agreement 
as outlined above 

 
51. 6/2022/2072/HOUSE - 21 BARLEYCROFT ROAD WELWYN GARDEN CITY 

HERTFORDSHIRE AL8 6JX - ERECTION OF SINGLE-STOREY & TWO-
STOREY EXTENSION WITH INSTALLATION OF ROOFLIGHTS AND 
INSTALLATION OF REAR FACING DORMERS TO FACILITATE THE 
CONVERSION OF THE LOFT TO HABITABLE SPACE 
 

Report of the Assistant Director (Planning) on the erection of single-storey and 
two-storey extension with installation of rooflights and rear facing dormers to 
facilitate the conversion of the loft to a habitable space. 

This application was presented to the Development Management Committee 
because it was called in by Councillor Gemma Moore citing sensitive and 
concerning planning issues as it is in a conservation area. 

This application seeks planning permission for the erection of single-storey & 
two-storey extension with installation of rooflights and installation of rear facing 
dormers to facilitate the conversion of the loft to a habitable space. It is also 
proposed to increase in height of parapet walls and insert replacement 
windows/doors.  

The part two storey, part single storey rear extension would measure 
approximately 13.1m in width on the ground floor and the first-floor element 
would have a width of approximately 10.5m. The two-storey element would 
measure approximately 3.7m in depth and would feature a crown roof, whilst the 
single storey element would be approximately 4.35m in depth and finished with a 
flat roof. The single storey side/rear extension would join onto the existing side 
projection at the east facing corner of the existing property. The proposed flat 
roof dormer windows would each measure approximately 1.5m in width by 
1.79m in height, at a depth of around 2.1m. The existing parapet walls on both 
the eastern and western side projections are proposed to be raised from 2.75m 
to 3.25m.  

Following concerns raised by the Conservation Officer, revised plans were 
submitted by the applicant. The changes include the stepping in from the flanks 
on the two-storey extension and the retention of the original chimneys (omission 



- 7 - 
 
Development Management Committee 
12 January 2023 
 

 
 

of previously proposed GRP replacements). It was also proposed to keep the 
original front garage door and utilise aluminium for the windows. The application 
dwelling is a 1920’s two storey detached property located on the southern side of 
Barleycroft Road within an established residential area. The site is wholly 
situated within the Welwyn Garden City Conservation Area and Estate 
Management scheme area.  

Barleycroft is characterised with two-storey detached and semi-detached 
dwellings with a strong degree of design uniformity and a coherent character and 
appearance with respect to scale, design and materials. The properties and their 
associated garages are set with large spacious gaps between them at first floor 
level.  The properties are designed in a traditional manner however it is noted 
that many nearby properties on this residential street have been extended. The 
estate is characterised by substantial soft landscaping and trees. 

A statement from the applicant, Nazeem Ishaque, was read by officers. 

The first application was withdrawn following challenges raised by neighbours, 
changes have been made including stepping back the first-floor extension, 
stepping down the roofline, and reducing the size of the dormer windows.  
Additionally, changes have been made to the design, including lowering the 
position of the rear dormer windows and stepping in the side of the extension 
and agreed to retain the chimneys. The changes to the front of the house are 
minimal, with only the parapets raised to allow for the installation of a warm flat 
roof on both sides. A designed landscape plan has been prepared which will be 
implemented to address the issues raised by the residents. Approval of the plan 
will enable the repair and refurbishment works to commence so that the property 
can be brought back up to the standard the location deserves. 

Michelle MacDonald, objector, spoke against the application. 

She noted that the revised plans with measurements were uploaded to the portal 
without notification being sent to consultees. The main concern is that the house 
is disproportionate in relation to surrounding houses and significantly impacts 
privacy. 21 Barleycroft sits at a higher elevation than neighbouring properties 
and it is concerning that the officer’s report suggests it is unlikely for any adverse 
impact on the streetscene or wider area to result from this proposal. Relocating 
the proposed dormer windows to the front of the property would alleviate the 
significant privacy issues raised by consultees. 

The stated remedial action regarding the landscaping will take many decades to 
reach the required maturity, height, width and foliage to replace what was 
destroyed. We strongly ask for conditions to be added to the planning application 
that mature trees and foliage be implemented with immediate effect. 

Councillor Fiona Thomson, Ward Member, spoke regarding the application. 

This application follows the unauthorised removal in April last year, of a mature 
belt of trees and vegetation from the rear garden of 21 Barleycroft, which has 
resulted in significant overlooking and a complete lack of privacy to any 
neighbouring properties. This has caused great upset to neighbours on all sides. 
The site is elevated compared to neighbouring properties so without screening, 
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the residents are significantly overlooked and that will worsen if approval is given 
to the scheme as it currently stands. Many properties along Barleycroft have 
been extended over the years but several aspects of this application cause 
concern.  

Given the raised elevation of the site and the current lack of privacy to the 
neighbouring properties, dormer windows would result in a further and 
unacceptable loss of privacy for residents of neighbouring properties. To 
mitigate, against further overlooking, velux windows would be a compromise; 
enabling the loft conversion without any further loss of privacy to neighbours. 
Secondly, the removal of the mature trees and landscaping has had a significant 
impact on neighbours, amenity and privacy. However, the current condition 
recommends planting starts at occupation. This is too late. I urge the Committee 
to alter condition 7 so that planting takes place at the start of development, if not 
before. The landscaping scheme currently proposes small garden fruit trees 20 
foot max to replace the 100 year-old trees, many of which were higher than 
surrounding houses. I would request the Committee apply a condition that trees 
of at least 5 metres in height are planted. 

Parking is restricted on Barleycroft, and the applicant has not included any 
extension to the front garden hardstand. As such, there is only room for two cars 
to park in tandem. Given the restrictions on the road, it is plausible that cars 
could be driven through the garage because there are rear garage doors 
proposed to the back garden, which would have an impact or detrimental impact 
to neighbours amenity. Without a condition it would be impossible to stop this 
from happening, and I would urge the committee to give this significant 
consideration. The applicant could submit a further application to remodel the 
front garden to allow additional parking, in line with EMS principles. Welwyn. 
Garden City is world-renowned, and those of us who live here are its custodians. 
People choose to live here because it's green, it's leafy, it’s attractive. Residents 
should be mindful of the character and amenity of the area when considering any 
development. We need to preserve it and protect it for existing neighbours and 
for future generations. 

Members discussed the application, with officers clarifying various points where 
required. 

It was clarified that the parking ratio for four-bedroom and above should be three 
spaces but the interim policy states that applications should be considered on a 
case-by-case basis. 

It was noted that there is no requirement under conservation policies to compare 
the numerical amount of built form; more about the visual impact in the context of 
neighbouring properties and the street scene.  

The Estate Management Scheme is a separate scheme and consideration would 
be carried out separately regarding any proposal to tarmac a larger driveway 
under those policies. 

The application does not propose that vehicles will be parked in the rear garden. 
However, there is limited scope through the planning process to prevent this 
regardless. 
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Officers confirmed that planning judgement has been applied regarding the 
distances between the neighbouring dwellings and in planning terms the 
distance is acceptable. 

An additional condition was discussed to require a scheme of rear boundary 
landscaping being done prior to any development above ground level.  

Following discussion, it was proposed by Councillor A. Hellyer and seconded by 
Councillor D. Panter to approve the application with the additional condition as 
discussed included. 

 RESOLVED: 
 (13 in favour, 0 against) 

That planning permission be approved subject to the conditions set out in 
the report, and with the additional condition added as discussed. 

Additional condition as agreed by planning officers and Chair: 

Notwithstanding the details in the submitted Landscape Design Booklet 
and Planting Plan (drawing ref: DR.001), no above ground level 
development shall take place until a detailed scheme of planting for the 
rear boundary of the property has been submitted to and approved in 
writing by the Local Planning Authority. The approved planting scheme for 
the rear boundary shall be implemented in full prior to any construction 
taking place at first floor level or above. Any plants which within a period 
of 5 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: In the interest of the amenity value of the development, and the 
amenity of neighbouring occupiers, in accordance with Policies D1, D2 
and D8 of the Welwyn Hatfield District Plan 2005 and the National 
Planning Policy Framework. 

 

52. APPEAL DECISIONS 
 

Report of the Assistant Director (Planning) detailing recent appeal decisions for 
the period 18 November 2022 to 31 December 2022. 
 

RESOLVED:  
 

Members noted the content of the report. 
 
 

53. PLANNING UPDATE - FUTURE APPLICATIONS 
 

Report of the Assistant Director (Planning) providing the Committee with a 
summary of planning applications that may be presented to DMC in future.  
 

RESOLVED:  
 

Members noted the content of the report. 
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54. DEVELOPMENT MANAGEMENT PERFORMANCE REPORT (OCTOBER - 

DECEMBER 2022) 
 

Report of the Assistant Director (Planning) relating to the performance of the 
Development Management Service over a six-month period October to 
December 2022. 
 

RESOLVED:  
 

Members noted the content of the report. 
 

 
Meeting ended at 21.13pm 
AM 
 

 


