
 

            Part I 
                                                                     Executive Member: Councillor S. Boulton 
 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 10 OCTOBER 2019 
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)  
 
6/2019/0464/FULL 
 
ROYAL VETERINARY COLLEGE, HAWKSHEAD LANE, NORTH MYMMS, AL9 
7TA 
 
INSTALLATION OF 8 FLOODLIGHTS AT THE EQUINE LUNGE ARENA 
 
APPLICANT: Royal Veterinary College 
 

 
      (Welham Green and Hatfield South) 

 
1 Site Description 

1.1. The Royal Veterinary College (RVC) is a long established veterinary college 
where veterinary medical and nursing students and specialists (in training) 
undertake their learning. The RVC is split into two main campuses - Camden 
(Central London) and North Mymms (Welwyn Hatfield). The campus in North 
Mymms, which is known as the Hawkshead Campus, is to the south west of 
Brookmans Park. The RVC also own substantial areas of farmland around the 
campus. 

1.2. The Hawkshead Campus accommodates clinical and research facilities as 
well as a substantial portion of the RVC’s administrative functions. The site 
also includes halls of residence and supporting domestic, social and (indoor 
and outdoor) sporting facilities. The application site is located at the eastern 
edge of the existing campus and is currently occupied by an equine lunge 
arena. 

2 The Proposal 

2.1 Planning permission is sought for the erection of 8 floodlighting columns to the 
existing equine lunge arena. Each column is proposed to be 8 metres high 
with a twin mount light installation. The RVC is seeking to erect the 
floodlighting columns to allow the safe use of the equine lunge arena during 
night time when required in cases of emergencies or during the winter 
months, and when visibility is reduced in the case of bad weather. 

3 Reason for Committee Consideration 

3.1 This application is presented to the Development Management Committee 
because it has been advertised as a departure from the development plan and 



 

because a Major Objection has been received from North Mymms Parish 
Council. 

4 Relevant Planning History 

4.1 The RVC campus has a long planning history. Recent and/or relevant 
applications are listed below: 

 
4.2 Application number: S6/2019/0315/FULL 

Decision: Granted with condition 
Decision date: 24 April 2019 
Proposal: Erection of two storey temporary office building to provide 
administration and support services to the existing RVC campus 

 
4.3 Application number: S6/2018/2943/MAJ 

Decision: Granted with conditions 
Decision date: 8 April 2019 
Proposal: Refurbish and replace existing facilities with new build to provide 
replacement teaching and research facilities and associated landscape 
improvements following demolition of existing 

 
4.4 Application number: S6/2014/1043/FP 

Decision: Granted with conditions 
Decision date: 17 July 2014 
Proposal: Erection of a fenced multi use games area with six 10 metre high 
lighting columns 
 

4.5 Application number: S6/2009/2455/MA 
Decision: Granted with conditions 
Decision date: 5 February 2010 
Proposal: Demolition of Northumberland Hall, swimming pool, garages, 
squash courts, maintenance buildings and erection of 191 student bedrooms 
(C2 use), refectory, continued professional development space and 
associated visitor accommodation 

 
4.6 Application number: S6/2009/1890/MA 

Decision: Granted with conditions 
Decision date: 24 November 2009 
Proposal: Erection of teaching and research centre comprising main reception 
and research laboratories  

 
4.7 Application number: S6/2008/2336/FP 

Decision: Granted subject to conditions and S106 agreement 
Decision date: 27 January 2009 
Proposal: Erection of equine hospital and associated facilities  

 
4.8 Application number: S6/2007/1106/FP 

Decision: Granted with conditions 
Decision date: 18 September 2007 
Proposal: Installation of external lighting scheme 



 

 
4.9 The Hawkshead Campus Masterplan (6/2018/0729/CN) was agreed by the 

Council in July 2018. 
 

5 Relevant Planning Policy 

5.1 National Planning Policy Framework 2019 (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) 

6 Site Designation  

6.1 The site lies within the Green Belt, Landscape Character Area (Mimmshall 
Valley) and Watling Chase Community Forest as designated in the Welwyn 
Hatfield District Plan 2005.  

7 Representations Received  

7.1 The application was advertised by means of press and site notices. No 
representations have been received, although the consultation ends on 9 
October. Any representations received will be advised to Members. 

8 Consultations received  

8.1 Welwyn Hatfield Borough Council – Public Health and Protection: 
Recommend that planning permission is granted subject to a condition 
relating to unexpected contamination. 

8.2 Hertfordshire Ecology: Do not raise any objection to the application and 
request a condition which would prevent the floodlights being left on 
unnecessarily in hour of darkness which could potentially cause disturbance 
to local wildlife. 

9 Town Council Representations 

9.1 North Mymms Parish Council has submitted the following Major Objection: 

“NMPC majorly object to this application on the grounds that the lighting will 
be obvious and intrusive and will therefore not meet environmental objectives 
and be out of keeping with the character of the countryside location and will 
affect the openness of the green belt. This is a greenbelt site and is for lighting 
which will be visible from Hawkshead Lane, the railway and across the valley 
of Brookmans Park. The floodlights will not prevent spread of illumination 
below their 8 m height so the surrounding area will be apparent particularly 
when it is dark or dusk. It cannot be acceptable for illumination to occur very 
late at night or just because visibility is bad. Who determines this? The lighting 
in this location should be limited to small periods of time and up to no later 



 

than 10pm. There must also be an environmental impact on wildlife when high 
levels of illumination occur”. 

 
 
10 Analysis 

10.1 The main planning issues to be considered in the determination of this 
application are: 

1. Principle of development in the Green Belt 
2. Quality of design and impact on character and appearance of the 

area 
3. Amenity and living conditions of nearby occupiers  
4. Ecology 
5. Other considerations 

i) Highways and parking 
ii) Watling Chase Community Forest 
iii) Contamination 

6. Whether there are other considerations which clearly outweigh the 
harm to the Green Belt and any other harm thereby justifying the 
development on the basis of very special circumstances 

 
1. Principle of development in the Green Belt 

10.2 The Royal Veterinary College (RVC) site lies within the Green Belt as 
designated in the adopted District Plan 2005 and is also identified as a major 
developed site (MDS) within the Green Belt. In accordance with Policies RA5 
and RA7 of the adopted District Plan, limited infilling within the identified MDS 
will be permitted subject to a number of criteria being met. However in this 
case, the application site and proposed floodlights are located outside the 
adopted MDS boundary and the application should be considered against 
Green Belt policy. 

10.3 The emerging Local Plan proposes minor modifications to the MDS boundary 
to recognise development that has been permitted and/or implemented and to 
more accurately represent land owned by the RVC. The application site would 
lie within the modified MDS boundary. However, the modified MDS boundary 
is still subject to the outcome of the ongoing Local Plan examination and 
subject to this further amendments may be made. Therefore the weight that 
can be afforded to the modified boundary is considered to be limited at this 
point in time. The applicant however considers that greater weight can be 
given to the emerging Local Plan and that greater weight should also be 
placed on the Hawkshead Campus Masterplan, which was agreed by the 
Council in July 2018. 

10.4 It is necessary to consider the proposal against the National Planning Policy 
Framework. Paras. 145 and 146 of the NPPF set out the categories of 
development which may be regarded as not inappropriate in the Green Belt.  

10.5 The applicant is of the view that the erection of floodlights should be 
considered as an ‘engineering operation’ and not a ‘building’ and that the 



 

proposal should be considered against para 146 of the NPPF which states 
that, amongst other forms of development, engineering operations are not 
inappropriate in the Green Belt provided they preserve its openness and do 
not conflict with the purposes of including land within in.  

10.6 However, ‘building’ is defined in section 336 of the Town and Country 
Planning Act 1990 (as amended) as including any structure or erection, and 
any part of a building, as so defined, but does not include plant or machinery 
comprised in a building. It is considered that a floodlighting column is a 
structure or erection and is therefore a ‘building’. 

10.7 Para. 145 of the NPPF states that a local planning authority should regard the 
construction of new buildings as inappropriate in the Green Belt, although a 
number of exceptions are specified including: 

(g) limited infilling or the partial or complete redevelopment of previously 
developed land, whether redundant or in continuing use (excluding 
temporary buildings), which would: 

- not have a greater impact on the openness of the Green Belt than the 
existing development; or 

- not cause substantial harm to the openness of the Green Belt, where 
the development would re-use previously developed land and 
contribute to meeting an identified affordable housing need within the 
area of the local planning authority. 

10.8 The proposed floodlights would be sited at the perimeter of the existing equine 
lunge arena, which is a surfaced area, approximately 60m x 40m, currently 
used for the exercise of horses. The existing arena is surrounded by buildings 
to the north, south and west. The arena can be considered to be previously 
developed land (PDL) having regard to the definition of PDL as set out in the 
NPPF. 

10.9 As the site is considered to be PDL in accordance with para.145 of the NPPF, 
in order to determine whether the proposal would be inappropriate 
development, it is necessary to consider whether the proposal would have a 
greater impact on the openness of the Green Belt than the existing 
development.  

10.10 Each lighting column is proposed to be a maximum of 8m high with a twin 
mounted light. Four of the lighting columns are proposed to be sited along the 
northern edge of the existing arena, with four further columns sited along the 
southern edge of the riding pen.  

10.11 Although the proposed lighting columns are relatively slender and would not 
be hugely prominent when seen against the surrounding built development, 
they would have an impact on the openness of the Green Belt by introducing 
additional structures. Furthermore, whilst parts of the RVC campus are 
illuminated throughout the night, the extent of illumination resulting from the 
proposed floodlights would result in a noticeable visual difference in the 



 

appearance of this part of the site during hours of darkness and consequently 
an impact on the openness of the Green Belt. It is therefore considered that 
the proposal would result in a greater impact on the openness of the Green 
Belt than the existing development, and in accordance with para. 145 of the 
NPPF the proposal would be inappropriate development in the Green Belt. 

10.12 Whilst the comments of the Applicant are noted in respect of the weight that 
they consider should be given to the emerging Local Plan, even if the 
emerging Local Plan were at a more advanced stage and greater weight could 
be given to the modified MDS boundary, Policy SADM 34 of the emerging 
Local Plan would still require a consideration of whether the proposal would 
preserve the openness of the Green Belt. Therefore whether the application 
site lies within the MDS boundary or not, the relevant policies would both 
require an assessment of whether the proposal would impact on the openness 
of the Green Belt.  

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

10.13 As set out earlier in the report, the proposed lighting columns would be seen 
against the surrounding built development. Having regard therefore to their 
siting and that other similar type structures i.e. electricity poles and 
floodlighting to the MUGA to the south of Hawkshead Lane, are sited within 
the surrounding area, it is considered that the lighting columns themselves 
would not harm the character and context of the site and its surroundings, in 
accordance with part (v) of Policy R20 and Policy D2 of the adopted District 
Plan.  

10.14 When illuminated however, the light emitted from the proposed lighting 
columns would result in a greater impact on the character of the surrounding 
area. There is existing lighting within the wider campus which is in operation 
24 hours a day, however much of this is low level lighting which does not have 
a significant visual impact beyond the built up part of the campus.  

10.15 The Lighting Assessment submitted with the application states that as with 
many floodlight installations light is not able to be fully contained only within 
the arena. The submitted Lighting Assessment states that the proposed 
design would provide 100 lux average coverage, and the predicted light spill 
would fall to below 5 lux within approximately 17m from the edge of the arena 
and to below 1 lux within 26m. The extent of the light spill is dependent on 
land levels and in this case the majority of light spill would extend to the south 
due to the sloping nature of the land, but would remain within land owned by 
the RVC. The submitted Lighting Assessment concludes that the proposed 
lighting is expected to meet the recommended benchmarks for light spill within 
rural areas, which is that light spill beyond the site to surrounding windows 
and land should not exceed 5 lux prior to 11:00pm and 1 lux after. 

10.16 The proposed lighting has been designed to prevent or limit the spill of light 
upwards into the night sky, with a 10 degree tilt proposed to the luminaire. The 
recommended benchmark is that the maximum percentage of direct upward 
light from a new installation should not exceed 2.5%, and the submitted 



 

Lighting Assessment states that due to the style of the selected luminaires 
proposed it would be 0% in this case. It is therefore also considered that the 
proposed lighting would meet the recommended benchmarks for sky glow 
within rural areas. 

10.17 Taking into account the siting of the floodlights and that they will be seen as 
part of the wider campus, whilst it is acknowledged that when illuminated they 
will result in some impact on the character of the area, the proposal is not 
considered to result in an adverse impact on the character of the countryside, 
in accordance with Policies R20 and D2 of the adopted District Plan and the 
NPPF. 

3. Amenity and living conditions of nearby occupiers 

10.18 The floodlights are proposed to be sited approximately 300m from the nearest 
residential property to the east of the campus and to the nearest property in 
Brookmans Park beyond the railway line to the west. The floodlights would be 
approximately 200m from the closest residential buildings within the campus. 

10.19 Whilst when illuminated the floodlighting may be visible in long views from 
nearby residential properties (although these views are filtered by existing 
buildings and landscaping), having regard to the distance and that light 
spillage from the floodlight would only extend a maximum of approximately 
30m from the floodlights, the proposal would not result in any adverse impact 
on the living conditions of these residential areas in accordance with part (iii) 
of Policy R20. Environmental Health have commented that taking into account 
the shape of the lights at the top of the lighting columns and the distance to 
residential properties, light ingress into windows will be very unlikely. They 
have not raised any objections to the application. 

10.20 The proposed floodlighting would allow the use of the existing arena during 
the evening and night (when needed in an emergency), however taking into 
account the nature of the use and the distance to neighbouring properties, it is 
considered that any noise resulting from the use of the arena during evening 
hours is unlikely to result in harm to the living conditions of the occupiers of 
nearby residential properties. 

10.21 There are therefore no objections to the proposal in this respect, in line with 
Policies D1, R19 and R20 of the District Plan, the SDG and the NPPF. 

4. Ecology 

10.22 Herts Ecology have commented that whilst the application site itself has 
negligible ecological interest (due to its existing use), the proposal does have 
the potential to cause disturbance to local wildlife. However, Herts Ecology 
have commented that LED lamps are proposed which are more bat-friendly 
than non LED lamps as they attract less insect prey of bats, and the angled 
units will direct light within the application site and therefore reduce the impact 
on wildlife and sky glare. 



 

10.23 Herts Ecology did however request that a suitably worded condition is 
attached to any permission granted which would prevent the floodlights being 
left on unnecessarily in hours of darkness, which could potentially cause 
disturbance to local wildlife. North Mymms Parish Council have also 
commented that the lighting should be limited to small periods of time and 
should not be illuminated after 10:00pm.  

10.24 The applicant has commented that a condition relating to the hours of use of 
the lighting would not be appropriate due to the need to use the lights in cases 
of emergency or poor visibility. For these reasons, applying a condition which 
would limit the hours of use of the lighting would be difficult in this case, 
however it is considered that any permission granted should be subject to a 
condition which states that the lighting should not be used when then the 
arena is not in use. Such a condition would ensure that the lighting is not left 
on unnecessarily, which would assist in minimising the impact of the lighting 
and the possible disturbance to wildlife, in accordance with Policies R16 and  
R20 of the District Plan and the NPPF. 

5. Other considerations 

i) Highways and parking 

10.25 The proposed lighting columns by reason of their siting and design are 
unlikely to result in any glare or significant distraction to users of Hawkshead 
Lane.  

10.26 The proposal would not result in any impact on existing parking provision or 
vehicular access to the site. 

ii) Watling Chase Community Forest 

10.27 The application site lies within the Watling Chase Community Forest. Policy 
RA11 of the District Plan requires that within the boundaries of the forest the 
Council will seek to achieve the objectives of the Forest Plan. Having regard 
to the siting and nature of the proposed development adjacent to the existing 
campus buildings, it is considered that the proposal would not result in any 
harm to the Community Forest or the requirements of Policy RA11. 

iii) Contamination 

10.28 Environmental Health have requested a condition is attached to any 
permission granted relating to unsuspected contamination. They have 
commented that Council records indicate that approximately 150m to the 
north east of the application site there is a potential contamination source. 
Having regard however to the nature of the development proposed and the 
use of the site, it is not considered that such a condition is necessary in this 
case.  

6. Whether there are other considerations which clearly outweigh the 
harm to the Green Belt and any other harm thereby justifying the 
development on the basis of very special circumstances 



 

10.29 Para. 143 of the NPPF states that inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special 
circumstances. Para. 144 states that local planning authorities should ensure 
that substantial weight is given to any harm to the Green Belt and very special 
circumstances will not exist unless the potential harm to the Green Belt by 
reason of inappropriateness, and any other harm resulting from the proposal, 
is clearly outweighed by other considerations. 

10.30 As set out above, the proposed development amounts to inappropriate 
development in the Green Belt as the proposal would result in a greater 
impact on the openness of the Green Belt than the existing development. 
Inappropriate development is by definition harmful to the Green Belt. No other 
harm associated with the proposed development has been identified including 
to any of the five purposes of the Green Belt given the existing development 
at the site and the nature of this proposal. In respect of the impact of the 
proposal on the character and appearance of the area, living conditions of 
nearby occupiers and ecology the proposal is not considered likely to have 
any harmful impacts that would weigh against the proposal. 

10.31 The RVC have commented that the proposed lighting columns are required to 
develop the existing medical and educational capabilities of the RVC. The 
RVC is the UK’s largest veterinary school and one of the leading providers of 
veterinary education, which seeks to evolve and provide its student with 
outstanding teaching, research and learning facilities. Both RVC’s students 
and staff make a significant contribution to the Borough’s local economy. 

10.32 Currently, due to the lack of lighting, the arena is unable to operate safely at 
night and in instances of poor visibility during medical emergencies. Horses 
with equine colic that are admitted at night are required to be walked 
continuously and observed whilst the horse is in discomfort, and the current 
lack of appropriate lighting presents a safety hazard to staff and the horses. 
The current lack of lighting compromises the safety of staff, students and 
animals, which is of the upmost importance to the RVC.  

10.33 The RVC have considered alternative lighting options to that proposed by this 
application, but due to the need to ensure adequate light spread which helps 
with the diagnosis and treatment of horses, floodlighting was considered to be 
the most appropriate option as it would provide uniformity of lighting levels.   

10.34 In view of the above, it is considered that the need for the lighting is a material 
consideration which attracts significant weight in favour of the proposed 
development. It is considered that the identified need for the lighting and the 
importance of RVC both in terms of the provision of veterinary education and 
its economic benefit to the Borough amount to the very special circumstances 
which clearly outweigh the harm to the Green Belt in this case. 

11 Conclusion 

11.1 The proposed development represents inappropriate development in the 
Green Belt and substantial weight should be given to the harm to the Green 
Belt. No other harm has been identified and there are benefits to the scheme 



 

that as other considerations amount to the very special circumstances 
necessary to permit the development. 

 

12 Recommendation 

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

1. The floodlights hereby approved shall only be used when the equine lunge 
arena is in use and at no other time. 
 
REASON: In the interests of minimising the impact of the development on 
wildlife in accordance with Policy R11 of the Welwyn Hatfield District Plan 
2005 and the National Planning Policy Framework 2019. 
 

2. The floodlights hereby approved shall be only be constructed and operated 
in accordance with the specifications contained within the Royal Veterinary 
College Equine Lunge Lighting Assessment February 2019. 
 
REASON: In the interests of minimising the impact of the development on 
the character and appearance of the area and wildlife, in accordance with 
Policies R20 and D2 of the Welwyn Hatfield District Plan 2005 and the 
National Planning Policy Framework 2019. 
 

3. The development/works shall not be started and completed other than in 
accordance with the approved plans and details: 
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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 (see Officer’s report which can be viewed on 
the Council's website or inspected at these offices). 
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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. 

 
 
Liz Aston (Development Management) 
Date of expiry: 13 June 2019 
Extension of time: 11 October 2019 
 



 

 


