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1 Background 

 
1.1 This application comprises a corporate application for the re-development of 

Minster House; a sheltered housing scheme targeted at the over 55’s to be 
delivered through the Council’s Affordable Housing Programme.  Nominations for 
this scheme will be made from Welwyn Hatfield Council’s housing need’s 
register.  

 
2 Site Description 

 
2.1 The application site is located in South Hatfield on the east side of Bishops Rise, 

in close proximity to High View Neighbour Centre which lies approximately 200m 
to the south of the site.  Hatfield Town Centre is approximately 1.5km to the 
north.   
 

2.2 The site has an area of approximately 0.7 hectares and is currently occupied by 
30 self-contained flats and 11 bungalows set around a central courtyard.  Vehicle 
access is gained from the north via Minster Close, which runs along the rear 
boundary of the site, leading to a communal car park and a limited allocated 
parking serving the existing bungalows.  The existing flats are provided within a 
two storey ‘L’ shaped building fronting Bishops Rise.  The site is currently owned 
and run by the council, providing retirement housing for the over 65’s, as well as 
one warden’s flat.  The level of care provided comprises district nurses and 
resident carers.  
 

2.3 Immediately adjoining the site to the north is a triangle of woodland which is 
within the Council’s ownership.  To the east of the site are the rear gardens of 
residential properties along Heron Way; to the south are the rear gardens of 
residential properties along Lark Rise and Bishops Rise.  Opposite the site to the 
west along Bishops Rise is the University of Hatfield College Lane Campus. 
 
 
 



 
3 The Proposal 

 
3.1 The proposal comprises the demolition of the existing block of flats and 

bungalows with the erection of two new buildings, ranging from two to five 
stories, providing 90 residential units with communal areas, amenity space, car 
parking provision, cycle and buggy storage and bin storage.  The main features 
of this proposal are summarised below: 

 90 residential units comprising: 68 x 1-bedroom flats, 2 studio flats and 20 x 2-

bedroom flats 

 Net increase of 50 residential units  

 Affordable housing: 100% social rent 

 Block A-B will front Bishops Rise ranging from 2-5 storeys in height 

 Block C-D parallel to Block A-B ranges from 2-4 storeys in height 

 40 car parking spaces comprising: 10 visitor spaces with one disabled space; 

30 spaces for the residents including two E-Car Club spaces with EV charging 

points; and three disabled spaces 

 48 cycle spaces and 10 buggy spaces with indoor and outdoor storage and 

two motorcycle bays 

 Community facilities: lounge, sun room, kitchen and outdoor amenity space  

 Accessibility: adaptable private and communal areas, warden assistance, 24 

hour emergency alarm, step free access 

 Care: one full-time scheme manager and visits from district nurses and 

resident carers 

 Amenity: private balconies, roof terraces and communal gardens 

 Landscaping: fruit and vegetable planters, trees, water feature, sculpture, 

benches, pergolas and green roofs and enhancement to the adjacent 

woodland 

 Sustainability: BREEAM ‘very good’ rating 

 
4 Reason for Committee Consideration 
 
4.1 This application is presented to the Development Management Committee 

because the application is a major development and the Borough Council is the 
applicant and has an interest in the land which is the subject of the application.   
 

5 Relevant Planning History  
 

5.1 Application Number: 6/2019/2280/EIA 
Decision: Granted  
Decision Date: 07 August 2019 
Proposal: Screening opinion 
 

5.2 Application Number: 6/2018/2431/PA 
Decision: Granted  
Decision Date: 18 September 2019 
Proposal: Pre application advice for the demolition of the existing buildings at 
Minster House and replacement with new accommodation for the over 55's 
 
 



5.3 Application Number: S6/1976/0610/ 
Decision: Granted  
Decision Date: 21 February 1977 
Proposal: 29 Flats and 11 bungalows for elderly persons together with 1 wardens 
flat 

 
6 Relevant Planning Policy 

 
6.1 National Planning Policy Framework (NPPF)  

 
6.2 Welwyn Hatfield District Plan 2005 (District Plan) 
 
6.3 Draft Local Plan Proposed Submission 2016 (Emerging Local Plan) 
 
6.4 Supplementary Design Guidance 2005 (SDG) 
 
6.5 Supplementary Planning Guidance, Parking Standards 2004 (SPG) 

 
6.6 Interim Policy for Car Parking Standards and Garage Sizes 2014 (Interim Car 

Parking Policy) 
 

6.7 Planning Obligations Supplementary Planning Document 2012 (SPD) 
 

7 Site Designation  
 

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

8 Representations Received  
 

8.1 The application was advertised by means of a press notice, neighbour 
notification letters and site notices.  In total four representations have been 
received, comprising one objection and three comments.  All representations 
received are published in full on the Council’s website and are summarised 
below: 

Objections and comments: 
 

 Traffic during demolition and construction 

 Pollution from demolition and health risks 

 Noise pollution, dust and debris during construction 

 Damage to trees during construction 

 Working hours during construction 

 Lighting in the evening 

 Overshadowing towards Heron Way 

 Height and scale out of proportion and will dominate surrounding 
properties 

 Overdevelopment of site 

 Invasion of privacy 

 Inadequate and dangerous access 

 Poor use of public money 
 
 
 



9 Consultations Received 
 
9.1 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 Lead Local Flood Authority 

 HCC Growth Team 

 HCC Spatial Planning 

 HCC Transport Programmes and Strategy 

 HCC Fire and Rescue Service 

 HCC NHS 

 WHBC Public Health and Protection 

 WHBC Client Services 

 WHBC Landscape and Ecology 

 WHBC Parking Services 

 WHBC Affordable Housing 

 Place Services 

 Hertfordshire Ecology 

 Hertfordshire Constabulary 

 Highways England 

 Thames Water 

 Affinity Water 

 Natural England 

 Cadent Gas 
 
9.2 No response was received from the following consultees: 

 Herts & Middlesex Bat Group 

 Herts & Middlesex Wildlife Trust 

 Environment Agency 

 HCC Rights of Way 
 
10 Town/Parish Council Representations 

 
10.1 Hatfield Town Council have raised an objection to the proposed development for 

the reasons set out below: 
 
“The Committee objected to this this planning application due to parking issues 
and questioned sustainability? Will there be solar panels and electric vehicle 
charging points? Also they wished to request the building work did not run along 
the South Hatfield development” 

 
11 Analysis 

 
11.1 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) Ecology and biodiversity  
ii) Flood risk and sustainable drainage 



iii) Renewable energy and sustainability credentials 
iv) Chalk mining 
v) Contaminated land 
vi) Refuse and recycling  
vii) Environmental Impact Assessment 

6. Planning obligations  
 

1. Principle of the development 
 

11.2 Policy SD1 of the District Plan 2005 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 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 supports 
the development of under-utilised land and buildings (para.118) and the efficient 
use of land (para.122) taking into account, amongst other criteria, the importance 
of securing well-designed, attractive and healthy places. 
 

11.3 Policy SP7 of the Council’s Emerging Local Plan identifies the need to deliver 
varied housing in the borough and supports the provision of 715 dwellings to 
accommodate older people (over 65’s) through a range of housing options such 
as sheltered housing, flexi-care, extra-care, assisted living and other forms of 
supported housing during the plan period.  The provision of housing for older 
people is encouraged and is consistent with the aims of the NPPF to deliver a 
mix of housing.   

 
11.4 The proposal comprises a sheltered housing scheme (Use class C3) to be 

delivered through the Council’s Affordable Housing Programme.  The purpose of 
sheltered housing is to enable older people (usually available to those aged 55+) 
to live independently but with support and assistance if required with the sense of 
belonging to a community through shared facilities and social events.  The 
scheme will provide a full-time manager on site, warden call, a 24-hour 
emergency alarm system and communal facilities (lounge, sun room, kitchen, 
sensory gardens and fruit and vegetable gardens, buggy and cycle storage).  
There is no evidence that additional care provision will be involved, as such the 
proposal caters for the needs of relatively independent older people within a C3 
use class. 

 
11.5 Whilst the scheme is proposed to deliver affordable housing for over 55’s, it 

would still contribute to the overall policy aim of delivering varied housing in the 
Borough.   The proposed development fulfils the definition given in the NPPF of 
‘older people’ as people that are over or approaching retirement age and whose 
housing needs may encompass accessible and adaptable general needs 
housing.  This proposal also contributes to the Council’s 5 year housing land 
supply, which adds to the tilted balance in line with paragraph 11 of the NPPF as 
the Council does not have a 5 year housing land supply.  Furthermore, the 
scheme presents 100% affordable housing and therefore complies with the 
District Plan policy H7, Emerging Plan Policy SP7 and the NPPF. 

 
11.6 Policy H9 of the District Plan sets out that the Council will grant permission for 

schemes which provide special needs accommodation in areas which are close 
to community facilities and services.  The site is already in use for housing for 



older people which in the context of the District Plan falls within the category of 
special needs housing.  The site is located in close proximity to High View 
neighbourhood centre which provides a range of services and facilities.  
Members will be aware that the Committee recently resolved to grant planning 
permission for re-development of High View to include 18 commercial units 
comprising a doctor’s surgery (ref: 6/2019/1067/MAJ).  Whilst beyond a 
convenient walking distance, Hatfield Town Centre, the Galleria and Hatfield 
Railway Station are all accessible by frequent bus services which stop near to 
the application site.  The proposal for the net increase of the provision of special 
needs housing is encouraged and is supported in this location by policy as a 
result of its location close to community facilities and services.  

 
11.7 The site is not an allocated housing site within the current local plan, however it 

has been identified in the Housing & Employment Land Availability Assessment 
(site reference HWS92) which seeks to identify additional sites to be allocated in 
the Emerging Local Plan to meet local housing need.  The site has been 
identified as suitable for the provision of retirement living accommodation.   
 

11.8 The application site is currently a ‘windfall site’.  District Plan Policy H2, therefore, 
applies.  This policy states that all proposals for windfall housing development 
will be assessed against the following criteria: 

 
i. The availability of previously-developed sites 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; and 

v. The physical and environmental constraints on development of land. 

 
11.9 Policy SADM1 of the Emerging Local Plan is similar to Policy H2 but also 

includes criteria that a proposal would not result in disproportionate growth taking 
into account the position of a settlement within the settlement hierarchy and that 
the proposal would not undermine the delivery of allocated sites. 
 

11.10 The application site is previously developed and comprises older persons living 
accommodation which is 100% affordable in line with Emerging Policy Sp7 and 
the NPPF.  The proposal to re-develop the site within the same use makes 
efficient use of previously developed land.  The site is located within Hatfield 
which is designated in Policy GBSP2 as a sustainable location to which 
development will be directed.  It is within walking distance of High View 
neighbourhood centre where there are a range of services and facilities available 
and closely located to Hatfield Town Centre, the Galleria and Hatfield Railway 
Station which can be accessed by frequent bus services.  It is also located within 
an existing residential area where the infrastructure has the capacity to absorb 
further development.  The proposal would therefore meet the requirements of the 
first four criteria within Policy H2 and is therefore subject to an assessment of the 
proposal’s impact upon the surrounding environment.  The physical and 
environmental constraints on the development and land have been assessed 
below. 
 



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

11.11 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. 

11.12 The National Design Guide released in October 2019, expands on the aims of 
the NPPF and sets out the characteristics of well-designed places and 
demonstrates what good design means in practice.  The guide forms part of the 
Government’s planning practice guidance and is a material planning 
consideration. 

Density 

11.13 The proposed application seeks to erect 90 units, a net increase of 50 units 
which equates to a density of 133.7dph.  Policy H6 of the District Plan and SP9 
of the Emerging Local Plan identify typical densities of 30-50 dwellings per 
hectare as being appropriate, that combines the efficient use of land with high 
quality design that respects character and context.   

11.14 The density of the site would fall outside of the suggested density range within 
Policy H6, however a higher density is encouraged in the current and Emerging 
Local Plan policies in accessible locations such as around transport hubs or town 
and neighbourhood centres, provided that the development does not have an 
adverse impact on the character of the surrounding area and can satisfy the 
design policies of the plan. 

11.15 The site is located within an accessible location where a higher density is 
encouraged.  The buildings have been designed to range from two to five storeys 
in height, stepping down in height to the south of the site where the building is 
located closest to the residential properties and increasing in height to the north 
where the site adjoins woodland.  The scale of the buildings at four and five 
storey reflects the height of the university buildings on the opposite side of 
Bishops Rise.  As a result of the sustainable location of the site, the character of 
the immediate area and the contribution to the stock of homes for older people in 
the Borough, a higher density is justified at this site and there is no objection in 
principle to the number of units proposed. 

Scale, layout and design 

11.16 The proposal comprises the erection of two new buildings: Block A-B fronting 
onto Bishops Rise and Block C-D behind.  The two main blocks would be 
connected at ground floor by a corridor which provides access to the courtyard 
and the communal areas and first floor by a communal terrace.  A parking area is 
located to the east of the site and vehicle access is gained from Minster Close.  
There would be pedestrian access from Minster Close and directly from Bishops 
Rise via a ramp.   



11.17 The application site is located within an area that is mixed use in character, 
comprising residential and commercial properties.  There is a variation in the 
scale of surrounding buildings which range from chalet bungalows situated on 
Minster Close to the north east of the site, two storey houses on Bishops Rise 
and Lark Rise to the south of the site and along Heron Way to the east.  To the 
west side of Bishops Rise, opposite the site, there are a large number of 
university buildings which are four to five storey in height.  These buildings are 
also significantly greater in terms of their footprint and overall scale when 
compared to the proposed development. 

11.18 The existing buildings on the application site are set back from the road by a 
wide grass verge, a footpath and a hedgerow.  This setback, and associated soft 
landscaping, contributes towards the quality and character of the streetscene and 
has the effect of softening the appearance of buildings, hard landscaping and 
parked cars.  The proposed site plan shows that the development would sit 
marginally back, behind the existing building line and hedgerow would be 
maintained.  It would be reasonable to remove permitted development rights by 
way of planning condition for the erection of fencing in the interest of visual 
amenity.  Block A-B would align with the houses to the south of the site that front 
Bishops Rise.  The building has been carefully designed to sit sensitively into the 
space and respect the surrounding built form by stepping in storey to create a 
varied roof line, ranging from two to five storeys.  To the south of the site, the 
building steps to three storeys in height to respect the neighbouring two storey 
houses along Bishops Rise, maintaining a 5m distance to the shared boundary.  
The ground level has also been set 1m below the existing land levels of Bishops 
Rise which further mitigates the scale of the building.  The height of the building 
increases to five storeys to the north corner, where the site adjoins Minster Close 
Wood, without resulting in an overly dominant form of development.  The highest 
point of this building relates to the scale of the University of Hertfordshire student 
halls of residence opposite the site to the west.  

11.19 Block C-D is located behind Block A-B to the east.  The building is predominately 
four storeys in height and steps to two and three storeys to the south where the 
site adjoins the rear gardens of the two storey houses along Bishops Rise and 
Lark Rise.  The building would maintain approximately 9/10m from the shared 
boundary with the rear gardens along Lark Rise.  The site slopes from west to 
east and the reduction in ground level of 1m from Bishops Rise assists in 
reducing the overall scale of the building in comparison to the surrounding 
buildings.  The building has been set back from the site boundary with the rear 
gardens of the residential properties of Heron Way by approximately 29m. 

11.20 The increase in density marks a significant change from the existing 
development, however the development has been articulated to make efficient 
use of the site whilst sitting comfortably and has been carefully designed to 
respect the existing pattern of development within the streetscene. 

Appearance and materials 

11.21 The two buildings have been designed to visually appear as a number of smaller 
blocks rather than one building by using vertical separations (recesses, 
downpipes, brick colours and materials) and different roof parapet heights to 
highlight each block.  The elevations would feature recessed balconies with 
balustrades and stone window features.  These techniques assist in creating 
visual breaks within the building, lessening the scale and massing of the built 
form.  Furthermore, the range of material differences and features adds interest 



to the appearance on all views of the development.  The detailed elevation 
treatment strikes a satisfactory balance of being neither too assertive nor overly 
dominant but would positively enhance the distinctiveness of the surrounding 
area.  

11.22 The Design and Access Statement indicates the material palette will use a 
combination of different tones of buff, brown and grey brickwork, a dark brown 
facing brick with white, light brown and intense dark shades, a metal coping to 
finish the top of the façade parapets with concrete frame in some windows to 
introduce a subtle change to the façades texture and helps to create a well-
balanced elevation.  All windows will be double glazed and will be black to create 
a contrast with the brickwork and powder coated black metal balustrades.  

11.23 The scheme proposes a palette of high quality materials, features and detailing, 
which will help to create a well-articulated and visually interesting building of 
identity and of an appropriately high standard for this location.  Notwithstanding 
the details 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.  

Heritage 

11.24 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires that the Local Planning Authority shall have special regard to the 
desirability of preserving the listed building or its setting or any features of special 
architectural or historic interest which it possesses 

11.25 The specific historic environment policies within the Framework are contained 
within para.184-202. Paragraph 192 of the Framework states: 

In determining planning applications, local planning authorities should take 
account of: 

a. The desirability of sustaining and enhancing the significance of heritage    
assets and putting them to viable uses consistent with their conservation; 

b. The positive contribution that conservation of heritage assets  can make to 
sustainable communities including their economic vitality; and 

c. The desirability of new development making a positive contribution to local 
character and distinctiveness. 

11.26 Policy SADM15 of the Emerging Local Plan seeks to protect heritage assets and 
ensure that development proposals do not adversely affect the historic or 
architectural significance of a Listed Building or its setting. 

11.27 There are no designated heritage assets on or immediately adjacent to the site. 
The site is located approximately 2km from and within the wider landscape 
settings of Hatfield House (Grade I), the Old Palace (Grade I), St Etheldreda’s 
Church (Grade I), and Hatfield Park Registered Park and Garden (Grade I).  A 
Heritage Statement by ARC and a visual assessment including verified views 
have been submitted with the application to assess the impact of the proposal on 
these heritage assets.  

11.28 Essex County Council Place Services have confirmed that there are no 
objections to the proposal, concluding as a result of its scale and design, it will 



not become a prominent or detracting feature within long views from Hatfield 
House, the Old Palace, St Etheldreda’s or Hatfield Park.  Intervening trees and 
buildings will filter views and the proposed buildings will become part of the 
Hatfield skyline being no more prominent than existing buildings.  There is no 
harm to the settings of these assets and the proposed buildings will not be 
intrusive in any key views from these assets towards Hatfield.  As such, the 
relevant heritage assets would be preserved accordance with the requirements 
of S66 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

Archaeology 

11.29 Policy R29 of the District Plan states that the Council will require developers to 
undertake an archaeological assessment where the proposed development may 
affect remains of archaeological significance, or may be sited in an area of 
archaeological potential.   

11.30 The Historic Environment Advisor has advised that there are little or no known 
archaeological assets close to the site and the development is unlikely to have 
an impact on heritage assets of archaeological interest.   

Landscaping 

11.31 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.  The 
National Design Guide identifies ‘landscape’ as the treatment of land (other than 
buildings) for the purpose of enhancing or protecting the amenities of the site, the 
area in which it is situated and the natural environment. 

11.32 An Arboricultural Assessment and a Tree Protection Plan and Method Statement 
undertaken by Ginger Landscape accompany the application.  The Landscaping 
team have confirmed the assessment and categorisation of the existing trees on 
site to be a fair appraisal and the method statement submitted for the protection 
of existing trees to be retained during construction to be adequate. 

11.33 The proposed development does not require the removal of any protected trees, 
however two category A trees are required to be removed to facilitate the 
development.  These include one mature Oak (Tree T232 at the turning head) 
and one mature Weeping Willow (Tree T236 within the courtyard) along with 12 
category B trees.  The loss of these trees will be mitigated by the provision of up 
to 20 replacement trees to be planted and a high quality landscaping scheme.   

11.34 The Design and Access Statement and a Landscaping Strategy (Drawing No. 
A228-LA01) have been submitted providing an indicative landscaping scheme.  
The scheme comprises a mix of hard and soft landscaped areas intended to 
separate the site and provide different experiences for the residents.  In terms of 
hard surfacing there is a car parking area proposed to the east of the site 
comprising permeable block paving parking bays and a tarmac access and 
circulation area.  This area is separated from the buildings with a pathway with 
ramped access and a landscaping buffer comprising a hedge surrounding a 
seating area with central small ornamental trees and large shrub in raised 
planters.  There is a central courtyard which is the main focus of the scheme 
which comprises the connected walkway and communal area between both 



buildings.  The courtyard splits into different areas with open and covered seating 
with canopies and different experiences for the residents with raised fruit and 
vegetable planters, fruit trees, water feature and a bird bath or sculpture.  The 
soft and hard landscaping creates a suitable balance of connecting pathways 
and areas for the residents to enjoy, whilst resenting high amenity value in its 
quality.  The hedge along Bishops Rise would be maintained, with various trees 
suggested to enhance the buffer between the highway and the residential 
accommodation.   

11.35 There are a number of roof terraces proposed with quality green infrastructure, 
with two green roofs proposed, which further enhances the quality of the scheme.  

11.36 The Landscaping team have requested a detailed landscaping plan to include: 
Plant/tree species, sizes, planting densities etc, planting methods, details of any 
green roofs (manufacture’s specification), detail of any woodland improvements, 
details of aftercare for the first 5 years, including replacements for failed planting 
and details of hard landscaping materials.  This information can be secured by a 
planning condition. 

Safety by design 
 

11.37 Policy D7 of the District Plan requires the design of new development to 
contribute to safer communities to help with the reduction of the fear of crime. 

11.38 Hertfordshire Constabulary Secured by Design officer commented in support of 
this application with no objections raised.  

11.39 The Design and Assess Statement highlights a number of measures which have 
been implemented into the design of the scheme to discourage crime.   The 
proposal will be accredited under the police preferred minimum security ‘Secured 
by Design’ (SBD) Scheme.  The hedge along Bishops Rise will be retained and a 
gated access incorporated along the front boundary to enclose the site from 
Bishops Rise.  A low fence with a 0.9m gated access is proposed to demarcate 
the boundary between the site and adjacent woodland and further hard boundary 
treatment within the site to secure access from the entrance next to Block C-D 
and to the south to separate the car parking area and internal courtyard.  Diffuse 
lights are proposed within the courtyard and along the north boundary with the 
woodland and streetlights installed in the car park.  In addition, an audio-visual 
access control system will be implemented at the entrance of the building for 
security purposes.  

11.40 In terms of fire safety, a Fire Strategy Design Note has been submitted by 
Trenton Fire and a Fire Strategy floor plan (drawing no. MH-RT17078-XX-00-DR-
A-00171 Rev PL01).  The fire strategy is based on compliance with Part B of 
Schedule 1 of the Building Regulations 2010.  Dry risers will be used in two 
staircases, one for the Block A-B and one for the Block B-C. 

11.41 Hertfordshire Fire and Rescue presented no objections. 

3. Residential amenity  

11.42 The NPPF is clear that planning should be a means of finding ways to enhance 
and improve the places in which people live their lives. This means that 
authorities should always seek to secure high quality design and a good standard 
of amenity for all existing and future occupants of land and buildings. 
 



11.43 Policies D1 and R19 of the District Plan seek to ensure that no new development 
would adversely affect the existing area either in terms of any built form or in 
terms of the operation of any uses from noise and vibration pollution. 
 
Quality of accommodation and facilities 

 
11.44 The proposal comprises 90 residents units.  There are 2 x 1B1P units with a floor 

area of 37sqm, 68 x 1B2P units with a floor area of 50sqm and 20 x 2B3P units 
with a floor area of 61sqm.  All of the units comply with the Nationally Described 
Space Standard (NDSS) for internal floor area of residential dwellings.  There are 
five types of residential unit proposed: Type ‘E’ comprises a studio with a single 
bed, open living space and shower room with no balcony, Type ‘D’ comprises a 
two bedroom flat with a double bedroom, single bedroom, bathroom, open living 
space and a terrace, Types ‘A, B and C’ comprise a one bedroom flat with a 
double bed, bathroom and open living space with terraces and vary in layout and 
form.  All the flats are single aspect but facing east or west, while eight of the 
flats on the north corner are dual aspect facing Minster Close Wood. 

11.45 The Design and Access Statement confirms that all units will comply with current 
Category 2 level as set out within Approved Document M of the Building 
Regulations for ‘accessible and adaptable dwellings’ and will follow the HAPPI 
standard: good size rooms, double and single, open plan layout and flexible living 
space, sufficient space to maintain an active and social lifestyle, continuous view 
to the greenery, sufficient storage in the kitchen and in all the rooms, high 
standard of thermal and noise insulation, efficient to heat, walk in wet room, 
alarm systems and a good level of daylight.   

11.46 In terms of the communal areas, a number of facilities are proposed at ground 
floor which include a lounge, sun room and a kitchen.  These areas are of 
adequate size to serve the residents for practically in regard to accessibility and 
in a social respect with sufficient space for social activities.  Both of the buildings 
will be designed in accordance with Part M4(2) of the Building Regulations – 
Category 2 – accessible and adaptable dwellings and will include step free 
access and circulation spaces in line with Emerging Policy SP7 and the NPPF. 

11.47 The design and layout of the dwellings and communal areas are considered to 
be adequate to provide a reasonable quality of living accommodation for the 
future occupiers of the site.  Careful consideration has been given to make them 
suitable for older people, those with reduced mobility and wheelchair users in line 
with Policy H10 of the District Plan and SP7 of the Emerging Local Plan.  These 
details will be secured by a planning condition to ensure implementation. 

Amenity space 

11.48 In terms of amenity space, the SDG requires all new residential developments to 
provide adequate space for residents in a form that is functional and usable in its 
orientation, width, depth, and shape and an adequate size for the number of 
residents for whom the building is designed.   

11.49 All of the units apart from the two studio flats will benefit from their own private 
terrace as well as a communal roof terrace above the connected link between the 
two buildings and a roof terrace on Level 4 of Block A-B.  In addition, the 
residents will benefit from an accessible and functional high quality landscaped 
amenity space at ground floor which has been designed with distinct areas, 
experiences and focal destinations which are connected by accessible pathways.  



There are shaded areas through the use of pergolas and canopies with water 
features, raised fruit and vegetable planters and a number of fruit trees.  The 
internal courtyard is easily accessed from the indoor sunroom where views of the 
high value landscaped garden are gained.  Careful consideration has been given 
to the layout and use of this space to provide a high quality amenity space for 
residents, promoting social inclusion and well-being in line with the aims of the 
NPPF and guidance set out in the National Design Guide.   

11.50 Furthermore, the site is located next to Minster Close Wood where there is direct 
access for residents.  A contribution for the upgrade to the pathway to this area 
as well as biodiversity enhancements will be captured and secured through the 
S106 agreement, which will further improve the quality of this area. 

Noise 

11.51 Policies D1 and R19 of the District Plan seek to ensure that no new development 
would adversely affect the existing area either in terms of any built form or in 
terms of the operation of any uses from noise and vibration pollution. 

11.52 A Noise Impact Assessment has been prepared by Hepworth Acoustics Ltd and 
submitted with the application which outlines that noise levels associated with 
Bishops Rise have a significant impact on the proposed development and 
mitigation will be required.  A Ventilation, Overheating and Noise Strategy has 
also been submitted and ensures that the properties do not overheat in the 
summer months whilst maintaining the internal noise environment to levels 
required within BS8233, this has been evidenced through a SAP assessment.  
Public Health and Projection and consider these details to be acceptable.  It 
would be reasonable to condition the required mitigation measures to be 
implemented prior to occupation of the residential units.  

11.53 External amenity areas must, so far as is practicable, comply with the 55dB 
World Health Organisation (WHO) Community Noise Guideline level.  The Noise 
Impact Assessment outlines that the outdoor amenity areas will meet the 
guidelines.  Public Health and Protection are satisfied that the outdoor amenity 
areas are able to meet the guidelines and it is recommended that a condition be 
placed on the application to ensure these levels are maintained.  

11.54 For a development of this size it is likely that there will be significant amount of 
noise associated with plant and equipment.  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. 

Neighbouring properties  

11.55 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. 

11.56 The Design and Access Statement demonstrates the orientation and siting of the 
two blocks alongside a Sunpath Study and a Visual Impact Appraisal by ARC 
which considers the visual impact on neighbouring properties. 



11.57 The neighbouring properties most likely to be impacted by the development are 
Nos 47-53 Bishops Rise and 1-13 Lark Rise to the south of the site.  In addition, 
Nos 46 -58 Heron Way to the east and Nos 1-7 Minster Close to the north east. 

11.58 Nos 47-53 Bishops Rise are two storey detached houses located to the south of 
the site and front Bishops Rise.  Block A-B would front Bishops Rise and has 
been positioned to maintain the front building line of this row of houses.  No 47 
Bishops Rise immediately adjoins the site and comprises a two storey house. 
The new building has been located approximately 5m in from the shared 
boundary with this property and it steps down to three storey at its southern end 
for approximately 6.5m in width and has been set 1m lower in ground level than 
No 47.   Whilst the scale of the building will inevitably appear larger in 
comparison to the existing development, the building has been designed to 
mitigate its impact where possible by virtue of its height, siting and separation 
distance to ensure there is no detrimental loss of light to habitable rooms or the 
enjoyment of amenity space for the occupiers of No 47.  

11.59 In terms of privacy, there are no windows proposed on the south side elevation of 
the building and the balconies have been designed as recessed within the 
building to avoid any direct overlooking.  In regard to Block C-D which would sit 
behind Block A-B and to the east of No 47, this building would be located 
approximately 26.7m away from the closest habitable window on the rear 
elevation.  This building has been reduced in height to two storey to the south 
west corner and three storeys to the south east corner to further respect the 
siting and scale of No 47.  The separation distance and height of the building on 
this corner, is considered to be acceptable as to not appear unduly dominant or 
result in a detrimental loss of light.  The building would be of an acceptable 
distance from the habitable windows and would be set in from the boundary to 
not result in a direct overlooking or loss of privacy.  Furthermore, there are trees 
located along this boundary southern boundary and the landscaping plan 
indicates additional trees to be planted.  Details can be secured by a planning 
condition. 

11.60 Nos 1-13 Lark Rise adjoin the site to the south and comprise two storey houses 
which benefit from generously proportioned rear gardens which measure over 
30m in depth.  Block C-D is located approximately 9m at its closest point to the 
shared boundary with these properties.  As a result it is considered that the 
building would be separated from the closest habitable windows by 
approximately 40m which is considered to be of adequate separation distance as 
to not result in a detrimental loss of light.  In addition, no south side elevation 
windows are proposed and the balconies on the east and west elevation would 
be recessed to avoid any direct overlooking towards these rear gardens to the 
south.  The relationship would further be mitigated by the existing line of trees on 
the southern boundary and the suggested planting of additional trees which will 
be secured by a planning condition.  

11.61 Nos 46-58 Heron Way are located to the east of the application site and 
comprise two storey semi-detached houses with rear gardens.  The rear gardens 
of these properties measure between 15-18m in depth.  The proposal has been 
designed to respect the sloping land levels of the site, from west to east and as 
such the built form has been adequately set back from the boundary shared with 
these houses and a parking courtyard and existing mature trees act as a buffer.  
Block C-D would be located approximately 29m from the adjoining east boundary 
with the private gardens on Heron Way and approximately 43m from the rear 
elevation of the closest property.  In terms of scale, the closest building is 



predominantly four storeys in height.  Whilst the building will inevitably be visible 
from these properties and mark a change from the existing situation, the 
separation distance is considered to be acceptable as so not result in a 
detrimental loss of light.  In terms of privacy, there will be windows and balconies 
on the east facing elevation towards the rear of these properties, however given 
the separation distance of approximately 43m to the closest habitable windows it 
is not considered that there would be a detrimental loss of privacy.  It is 
considered that the degree of separation, together with the intervening mature 
trees would ensure that the living conditions of the occupiers are maintained to 
an acceptable level. 

11.62 The proposed development would result in a higher density which will inevitably 
be a material change in comparison to the existing situation, however, the scale 
and layout of the proposal has been carefully designed to a high quality to 
respect the topography of the land and neighbouring properties, whilst making 
efficient use of the land.  It is considered that the proposal would not result in 
detrimental harm to the living conditions of the neighbouring occupiers. 

Lighting 

11.63 In terms of external lighting, a statement has been submitted with the application.  
Public Health and Protection have been consulted on this application and 
presented no objection subject to a condition securing the scheme meets the 
requirements within the Institution of Lighting Professionals guidance notes for 
the reduction of obtrusive lighting and a vertical lux diagrams which show 
potential light trespass into windows of nearby residential properties are 
submitted to protect neighbouring residents from the potential impact of the 
proposal. 

4. Highways and parking considerations 
 

11.64 Paragraph 109 of the NPPF states that development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network would be 
severe. 
 

11.65 A Transport Statement and BREEAM Travel Plan have been produced by Paul 
Mew Associates and accompany this planning application.   

11.66 The Highway Authority confirm that they are satisfied with the TRICs assessment 
submitted within the Transport Statement predicted upon Sheltered Housing 
(Use class C3).  Trips predicted equate to two additional vehicle trips (arrivals) 
and two departures in the AM peak period (08:00 - 09:00) and three additional 
vehicle trips (arrivals) in the PM peak period and a similar level of departures in 
the same period.  It is accepted that given the nature of the use, these 
movements are most reasonably care staff attending the site to undertake care 
visits.  Resident trips are not expected to be significant.  The negligible increase 
in trips is considered to be acceptable by the Highway Authority.    

11.67 The application site is accessed via Minster Close off Bishops Lane which 
comprises a narrow carriageway road which serves the current development at 
Minster House and four other dwellings.  The access is currently deemed 
substandard by the Highway Authority in terms of width and is considered to be 
insufficient for vehicles to pass clear of each other.  The Highway Authority has 
implemented double yellow restrictions along its length to ensure that the limited 



passing opportunities available are retained for this use only and not for parking, 
although this is only enforceable during term times.  

11.68 A Transport Statement Addendum was submitted confirming the widening of 
Minster Close at its junction with Bishops Rise to 5.5m for a depth of 20m.  The 
Highway Authority are satisfied in principle with the works and details will be 
secured through a S278 agreement.  It is considered that the negligible increase 
in traffic and activity will not prejudice the operation of Bishops Rise nor prejudice 
the safe movement of vehicles.  

11.69 As a result, the Highway Authority are in agreement with the proposal subject to 
planning conditions and completion of a S106 agreement and a S278 agreement.   

11.70 Recommended planning conditions include: revisions to the Travel Plan, a 
construction management plan and the provision and the implementation and 
retention of the proposed car and cycle parking areas. 

11.71 The Highway Authority have deemed the Travel Plan acceptable subject to minor 
revisions which can be secured by a planning condition.  A financial contribution 
is requested of £6,000 towards the commitment and monitoring of the Travel 
Plan which will be secured through the S106 agreement, in line with 
Hertfordshire County Council policy. 

11.72 In addition, the Highway Authority have requested a financial contribution of 
£25,000 toward the improvement of conditions of pedestrians and cyclists along 
Bishops Rise and adjoining roads in accordance with Corridor 3 of the Hatfield 
2030+Transport Strategy.  Paragraph 102 of the NPPF outlines that transport 
issues for development proposals should be considered so that that opportunities 
to promote walking, cycling and public transport use are identified and pursued.  
It is considered that this contribution is necessary, in that it would help to mitigate 
the impacts of the scheme on travel and transport. 

11.73 Highways England are satisfied that the development will not affect the strategic 
road network, presenting no objections with the scheme.  

On-site parking provision 

11.74 In terms of parking, paragraph 105 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.  Policy M14 of the District Plan 2005 and the Parking 
Standards Supplementary Planning Guidance (SPG) use maximum standards 
and are not consistent with the NPPF 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.  This means that higher or lower car parking standards 
than those set out in the SPG can be proposed and determined on a case by 
case basis taking into account the relevant circumstances of the proposal, its 
size context and its wider surroundings.  Parking standards should only be 
imposed where there is clear and compelling justification that they are necessary 
for managing the local road network. 



11.75 The Highway Authority have presented no objection in regard to parking 
provision subject to a planning condition for car parking and cycle parking areas 
to be implemented and retained.  

11.76 The proposal comprises a sheltered housing scheme for 90 residential units (68 
x 1 bedroom, 2 studio flats and 20 x 2 bedroom).  The council’s parking guidance 
SPG recommends that in this area a total of 67.5 spaces including 22.5 visitor 
spaces are provided for the proposed development.  A total of 40 spaces are 
proposed for the development to serve residents, staff and visitors such as 
district nurses and resident carers as well as family and friends to use.  The 
allocation will comprise 30 spaces for the residents and 10 visitor spaces.  Four 
of these spaces DDA compliant and two of the spaces allocated for resident 
parking will be reserved for E-Car Club who are an electric vehicle (EV) car club 
provider.   

11.77 In line with the SPG, the development would have a shortfall of 37.5 resident 
spaces and 12.5 visitor spaces. 

11.78 There are 21 on site car parking spaces on the site with a space to dwelling ratio 
of 0.53.  The Transport Statement submitted evidences that when the site was at 
full capacity: 8 out of the 19 flats had a car which equates to a dwelling to car 
ratio of 0.42 and 4 out of the 11 bungalows with a ratio of 0.36, which highlights a 
lower level of car ownership in comparison to the level of on-site provision.  The 
Transport Statement highlights that the expected car parking provision (dwelling 
to car ratio of 0.44) for the proposed development is drawn from two similar 
schemes within the borough: Acacia Street and Whitefield House with a dwelling 
to car ratio of 0.44.  This evidence highlights a lower level of demand for car 
parking provision as a result of car ownership for this target age group. 

11.79 Two car club spaces will be provided as a facility for residential occupiers which 
offers an alternative to the residents rather than having the expense that comes 
from owning a car, particularly if limited trips are required and it encourages a 
more sustainable modes of travel.  Furthermore, it slightly reduces the overall 
parking requirement for the site.  The Transport Statement highlights research 
carried out by Carplus Bikeplus which indicates that one car club car replaces 
10.5 vehicles, however this research is based in London.  The Council’s Parking 
Services team have commented that in this location for this proposal it is more 
realistic that one car club is more likely to replace 6 vehicles and this is in line 
with the approach taken for other developments in the borough.  

11.80 The Transport Statement outlines the proposed dwelling to car ratio is 0.44, 
which is based on 40 spaces for residential parking however, 10 of these spaces 
would be given over to visitor parking, resulting in a lower ratio.  However, two of 
these spaces would be allocated to the car clubs which would likely replace 12 
vehicles on site, resulting in a 0.44 dwelling to car ratio.  

11.81 The applicant has confirmed a two year agreement with E-Car with the view to 
extending in the future if successful.  The contract for two years initially due to 
their accreditation through COMOUK that they cannot have any cars older than 3 
years on their fleet and costs can change through the contract period which 
would require revisiting.  In addition, the company uses a number of incentives 
for first time users offering free lifetime membership and an introductory code for 
£10 of free credit.  This commitment will be secured by way of planning obligation 
through the S106 agreement. 



11.82 The application site is located within a reasonably accessible location, 400m to 
High View neighbourhood centre where there are a range of facilities and 
services, which has recently been granted planning permission for its 
redevelopment (6/2019/1067/MAJ) and 1.5km to Hatfield Town Centre.  In terms 
of public transport, the nearest pair of bus stops to the application site is directly 
to the west on Roberts Road and there are further bus stops on Bishops Rise to 
the north and south of the site.  The site is well served by local bus routes which 
offer frequent and reliable service.  In terms of local train services, Hatfield train 
station is located within 2.5km of the site to the north east following footpaths.  In 
terms of pedestrian routes, the site is served by adequate footpaths which are 
well lit.  Bishops Rise footpaths are wide and separated from the carriageway by 
substantial grass verges on both sides of the road.  The footpath along Minster 
Close is less adequate, however pedestrian access can be gained from Bishops 
Rise through a gate and ramped access.  In terms of cycle routes, SUSTRANS 
National Cycle Routes 12 and 61 can be accessed to the north and east of the 
site respectively.  Both routes run through Hatfield centre and north to Welwyn 
Garden City.  Route 61 runs between Hatfield and St Albans whereas route 12 
runs between Hadley Wood in the south and Henlow in the north. 

11.83 There is limited opportunity for on-street car parking on the surrounding roads of 
the site as a result of local parking controls which have been implemented due to 
the close proximity of the University of Hertfordshire Campus.  Bishops Rise is 
subject to double yellow lines and Minster Close, which comprises the access to 
the application site is subject to double yellow lines along its full length, apart 
from a small parking bay which is subject to restrictions Monday to Friday 10:00-
16:00 during term times.  Lark Rise to the south of the site is also subject to 
these controls.  As a result, it is considered that there is limited opportunity for 
parking on-street on the surrounding roads.  As a result of the predicted trips and 
evidenced use of car ownership, it is not considered that the development would 
result in a detrimental impact on the highway network.  Furthermore, there are no 
objections presented by the Highway Authority. 

11.84 A total of 48 cycle spaces are provided: 18 are proposed within a secure cycle 
store at a raised level by the main entrance to the building and 30 short term 
spaces proposed as cycle hoops in two locations.  In addition, 10 buggy spaces 
are provided within a secure store on the ground floor of the building.  The level 
of provision is compliant with the SPG and demonstrates the encouragement of 
use of transport means other than a private car in line with the NPPF.  

11.85 In summary, the applicant has identified the requirement for on-site car parking 
provision for this form of development taking into consideration the existing 
demand and similar examples in the borough.  The site is located within a 
sustainable location with local services and facilities within walking distance by 
way of adequate and accessible footpaths and cycle paths, which encourages 
the use of sustainable modest of transport and less reliance on a car.  The use of 
the E-Car Club is a positive feature which will enable the residents to have 
access to a car when required which is more sustainable.  In conclusion, it is 
considered that the proposed parking provision on site would adequately serve 
the proposed development and would not impact on the local highway network in 
line with local and national planning policy. 

 

 



5. Other considerations  

i) Ecology and biodiversity 
 

11.86 Paragraph 170 of the NPPF states that the planning decisions should contribute 
to and enhance the natural and local environment by minimising impacts on 
biodiversity and delivering net gains in bio diversity where possible. Paragraph 
175 of the NPPF goes on to listed principles that Local Authorities should apply 
when determining a planning application. It is stated within Paragraph 175(d) of 
the NPPF that “opportunities to incorporate biodiversity improvements in and 
around developments should be encouraged”. 

 
11.87 District Plan Policy R11 seeks to conserve the biodiversity of the borough and 

seek opportunities for enhancement to ensure no net loss of biodiversity.  Policy 
R16 refers to Protection of Species and outlines that planning permission will not 
be granted for and development of use of land which would have an adverse 
impact on badgers or species protected by schedules 1, 5 or 8 of the 1981 
Wildlife and Countryside Act, as amended. 
 

11.88 The Framework sets out that planning permission should be refused if significant 
harm to biodiversity cannot be avoided or adequately mitigated against.  

11.89 The application is supported by an Ecology Report (Preliminary Ecological 
Appraisal) by MKA Ecology.  Woodland, Great crested newts (GCN), birds and 
bats were identified as issues of potential concern.  Hertfordshire Ecology 
confirm the Report to be acceptable in assessing and identifying key areas and 
additional work. 

11.90 A Environmental DNA Great Crested Newt Survey by MKA Ecology dated May 
2018 has been submitted with this application.  The eDNA survey confirmed the 
likely absence of great crested newt from the pond on the adjoining woodland.  
Hertfordshire Ecology have confirmed that they are satisfied the GCN survey is 
sound and that it can be reasonably considered that GCN are not likely to be 
present in the pond or surrounding habitat.  An informative will be attached to the 
decision notice outlining that works should cease and appropriate advise should 
be should if discovered during works on site. 

11.91 Detailed bat surveys have been submitted by MKA Ecology comprising a 
Preliminary Roost Assessment and Presence/Absence Surveys.  A day roost of 
common pipostrelle were identified.  A mitigation strategy has been proposed 
addressing timing of works and compensation which a European Protected 
Species Mitigation (EPS) licence will be required.  Hertfordshire Ecology have 
confirmed that the bat surveys, assessments, mitigation and compensation are 
acceptable, with no reason to believe a licence would not be issued for the 
works.   

11.92 Paragraph 170 of the NPPF identifies that planning decision should contribute to 
and enhance the natural and local environment by d) minimising impacts on and 
providing net gains for biodiversity. 

11.93 Hertfordshire Ecology have outlined that there is currently no demonstrable 
biodiversity gain as a result of the development and that there are limited 
opportunities on site for this.  However, it is identified that Minster Close Wood 
would benefit from appropriate enhancement alongside the green infrastructure 



with the development itself.  This would seek to introduce some structural 
diversity to the site.   

11.94 The Ecology Report suggests a new pathway at Minster Close Wood which is 
adjacent to the site to enhance the amenity value of the area.  These works have 
been negotiated with the Landscaping team to be secured through the S106 
agreement.  Furthermore, paragraph 6.31 of the Planning Statement identifies 
that the applicant intends to put aside some capital expenditure from the project 
towards the management of this woodland area with some additional bat and bird 
boxes.  Hertfordshire Ecology have advised a Landscape and Ecology 
Management Plan is produced which covered both the application site and 
adjacent woodland to show the management, enhancement and features 
proposed in both areas which will demonstrate the net gain as a result of the 
development, in line with the requirements of the NPPF.   As such a suitable 
worded planning condition will be attached to the planning decision.  This off-site 
provision of net gain will be sought through a financial contribution secured by 
the S106 agreement.   

ii) Flood risk and sustainable drainage 
 

11.95 The NPPF deals with issues of climate change and flooding and by means of the 
sequential test seeks to steer new development to areas with the lowest 
probability of flooding.  The flood zones are the starting point for this approach. 
The EA identifies Flood Zones 2 & 3 and all land outside those zones is in flood 
Zone 1.  This site is located within Flood zone 1 i.e. a low probability of flooding. 
As a major development the applicant is required to prepare a Flood Risk 
Assessment to demonstrate that the development will not result in additional 
flood risk either on or off site.  

11.96 This application is supported by a Flood Risk Assessment by OPUS.  The 
drainage strategy is based upon green roofs, permeable paving with sub-base 
storage, an underground geocellular storage tank and discharge into Thames 
Water surface water sewer.  Following an initial objection received from the Lead 
Local Flood Authority a technical note has been prepared as an addendum by 
Conisbee dated 19 December 2019 outlining surface water calculations have 
been updated and ensure that the drainage strategy caters for all rainfall events.  
The Lead Local Flood Authority have confirmed they have removed their 
objection subject to conditions relating to mitigations measures to be 
implemented prior to occupation and a detailed surface water drainage scheme 
for the site has been submitted based on the approved drainage strategy and 
sustainable drainage principles.  

11.97 The initial objection raised by Affinity Water was later retracted following 
discussions with Conisbee and two informatives will be included on the decision 
notice referencing works to be carried out in accordance with British Standards 
and Best Management Practices and if ground water is encountered during 
construction, the developer must notify Affinity water.  

iii) Renewable energy and sustainability credentials 
 

11.98 Renewable Energy: Policy R3 of the District Plan states that ‘the Council will 
expect all development to (i) include measures to maximise energy conservation 
through the design of buildings…’ Policy SD1 of the District Plan states that 
‘development proposals will be permitted where it can be demonstrated that the 
principles of sustainable development are satisfied’ 



11.99 Policies SP10 and SADM13 of the Emerging Local Plan require all major 
developments to demonstrate that they have sought to maximise opportunities 
for renewable and low carbon sources of energy supply.  Sustainable drainage 
and measures to minimise water consumption will also need to be demonstrated. 

11.100 An Energy Strategy has been produced by BSP and accompanies this 
application.  The study presents energy saving measures recommended for the 
development based on preliminary SAP and SBEM calculation.  It confirms a 
total improvement of 5.22% on Building Regulations (2013) Approved Document 
Part L emissions targets and an 8.47% improvement on Part L fabric efficiency 
targets.   

11.101 A Preliminary Assessment BREEAM 2018 Report has been prepared by 
Eight Associates which supports the application.  The scheme is proposed to be 
constructed to BREEAM “Very good” standards which incorporates a number of 
categories for measuring sustainable value which include: energy, land use and 
ecology, water, health and wellbeing, pollution, transport, materials, waste and 
management.  

11.102 In terms of renewable sources, the Energy Strategy outlines that as a 
result of the measures outlined within the BREEAM assessment, solar pv panels 
are not proposed at this stage, however should the scheme wish to obtain 
additional BREEAM credits and increase its score, this remains an option.  

11.103 The site is located near a District Heat Network fed from an energy centre 
owned and used by the University of Hertfordshire campus located on the 
opposite side of Bishops Rise from the application site.  The applicant has 
queried the availability of spare heating capacity from the university’s energy 
centre, and the feasibility and viability of extending the below ground heating pipe 
network to serve the space heating and hot water demand for the Minster Court 
development.  If the provision of this District Heat Network energy is negotiated 
and agreed, it may contribute further towards the overall emissions reductions 
subject to the fuel efficiency of the energy source.  The plant room has been 
designed to future proof the option to connect should this prove viable in the 
future.   

11.104 Subject to conditions requiring mitigation of the measures set out in the 
reports, it is considered that the proposed development would comply with local 
and national planning policy. 

iv) Chalk mining  
 
11.105 Paragraph 178 of the NPPF states that planning decisions should ensure 

that a site is suitable for proposed development taking account of land instability, 
including from former activities such as mining.  Decisions should be based on 
adequate site investigation information prepared by a competent person. 
Paragraph 179 states that “where a site is affected by land instability issues, 
responsibility for securing a safe development rests with the developer and/or 
landowner.”  Policy R2 of the District Plan 2005 states that in in considering 
whether planning permission should be granted, the Council will need to be 
satisfied that these will be no unacceptable risk to health or the environment. 

11.106 An EPS Phase I & II Geo Environmental Assessment Report UK18.4295 
dated March 2019 and a Site Investigation Summary by Conisbee have been 



submitted with the application which confirm adequate site investigation and 
testing has been carried out by a Chartered Engineer.  

11.107 The report outlines that there is evidence of mining taking place to the 
45m to the north of the site including a pond feature, however through 
exploratory works it was concluded that it was related to the surface extraction of 
clay and sands. Intrusive investigations were undertaken and included six hand 
dug trial pits, four window sampler boreholes and three deep percussive 
boreholes to a maximum depth of 20m.  Details of the proposed foundation and 
construction design have been submitted which take into consideration the low 
load bearing capacity, the high volume change potential of the Lambeth Group 
and the presence of mature trees around the site.   

11.108 It is considered that appropriate investigations have taken place to assess 
the stability of the ground and physical constraints of the site and to ensure that 
the foundations are suitable to the proposed development in accordance with 
local and national planning policies. 

v) Contaminated land 
 

11.109 Policy R2 of the District Plan states that the council will encourage 
development on land that may be contaminated.  However, on such sites 
applications must be accompanied by a full survey of the level of contamination 
and proposals for remediation of the site. 

11.110 A Phase I & II Geotechnical report has been undertaken by EPS dated 
March 2019 and accompanies the application alongside a report summary 
submitted by Conisbee.  The report outlines that some contamination was found 
however through a statistical analysis it was concluded these contaminants do 
not represent a risk for the human health.  Public Health and Protection have 
advised a detailed remediation strategy is required to ensure that proposed 
development would not pose an unacceptable risk to human health.  

11.111 Accordingly, subject to the imposition of the above mentioned condition, 
the proposal would not be contrary to Policy R2.  

     
vi)  Refuse and recycling 

11.112 WHBC Client Services have been consulted and raised no objection to the 
proposed refuse and recycling provision.  A dedicated area for refuse storage is 
provided at ground floor level to the north of Block C-D, conveniently located to 
the entrance of the site from Minster Close for refuse collection to easily access.  
The store will be level access internally and externally for ease of residents and 
for collection.  The store can accommodate the required provision of 10 x 1100l 
containers and 3 x mini recycling banks. This provision of refuse and recycling 
will be secured by a planning condition. 

vii)  Environmental Impact Assessment 

11.113 Whilst the applicant has not submitted an Environmental Impact 
Assessment (EIA) screening request, the Local Planning Authority has 
undertaken one.  The development is not contained within Schedule 1 of the 
Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 (the Regulations).  The development does not fall either within Schedule 2 
of the Regulations.  Whilst the proposal is considered an Urban Development 



Project, as listed at 10(b) of Schedule 2, the development would take place on a 
site less than 5 hectares, would not include more than 150 dwellings and would 
not include more than 1 hectare of urban development which is not dwelling 
house development.  An EIA is therefore not required. 

6.  Planning obligations 

11.114 The NPPF sets out that Local Planning Authorities should consider 
whether otherwise unacceptable development could be made acceptable through 
the use of conditions or planning obligations.  Planning obligations should only be 
sought where they meet all of the following tests set out in Regulation 122 of the 
Community Infrastructure Levy Regulations 2010 (as amended): 

• Necessary to make the development acceptable in planning terms 
• Directly related to the development; and 
• Fairly and reasonably related in scale and kind to the development. 

 
11.115 The Council has not adopted a Community Infrastructure Levy and 

therefore 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.   

 
Hertfordshire County Council Contributions 
 

11.116 Hertfordshire County Council request that financial contributions are 
required to fund various Hertfordshire County Council projects in order to mitigate 
the impacts of the development including: 

 Sustainable Transport (Hatfield 2030+ Transport Strategy) - £25,000 

 Submission of an amended Travel Plan 

 Travel Plan Monitoring Fee - £6,000 

 Library Services (Hatfield Library) - £2,244 
 

WHBC Contributions:   

11.117 The proposal triggers a number of obligations as set out within the 
Council’s Planning Obligations SPD.  WHBC internal teams have found the 
proposal to be acceptable, subject to S106 contributions to mitigate the impacts 
of the development including: 

 Restriction of occupation for 55’s and over only 

 Provision of affordable housing (100% social rent) 

 Community Facilities (Roe Hill, Hatfield) - £32,000 

 Outdoor and Indoor Sports Facilities (Break Manor Community Centre, 
Hatfield Indoor Bowls Club, Jim McDonald Centre, Hatfield Swimming 
Pool) - £50,210 

 Open Space (Minster Close Wood, Hatfield) - £4,433.48 

 Landscape Ecology and Management Plan (application site and Minster 
Close Wood) – final sum under negotiation with the Landscaping team 

 Waste and Recycling - £5,580  

 Provision of Car Club and associated commitments 
 



11.118 In accordance with the Council’s Planning Obligations SPD a monitoring 
fee of £5,000 will also be required and payment will be required to be made prior 
to commencement of the development.   
 

11.119 These requested contributions are considered to be reasonable and to 
pass the necessary Community Infrastructure Levy 122 tests as the works are 
considered necessary to make the development acceptable, directly related to 
the development and fairly and reasonably related in scale and kind to the 
development.    

 
11.120 The applicant has agreed the heads of terms of the Section 106 

Agreement which is currently being drafted.  If the Development Management 
Committee resolve to grant planning permission subject of the completion of the 
Section 106 Agreement, this document will be completed.   
 

11.121 The proposal, subject to the completion of a Section 106 Agreement, 
would comply with Policy IM2; the Planning Obligations SPD; the NPPF and CIL 
Regulations 2010, as amended. 

 
12 Conclusion  
 
12.1 Paragraph 11 of the NPPF states that decisions should apply a presumption in 

favour of sustainable development.  Section (d)(ii) then goes on to explain that 
where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, planning 
permission should be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the NPPF taken as a whole.  Out-of-date policies include situations 
where the local planning authority cannot demonstrate a five year supply of 
deliverable housing sites. 

12.2 There is no objection in principle to development in this case and the proposal 
would facilitate the redevelopment of a previously developed site, making 
efficient use of land within a sustainable location.  The proposed development 
would make a net contribution of 50 residential dwellings to help the Borough 
meet the requirements of Emerging Policy SP2 and SP7 with the provision of 
much needed affordable housing for older people.  The Council cannot 
demonstrate a five year supply of deliverable housing sites in line with Paragraph 
11 of the NPPF, this adds weight in favour of the proposal.   

12.3 The proposed development has been assessed against the policies of the District 
Plan, Emerging Local Plan and the National Planning Policy Framework.  It has 
been found to be acceptable subject to condition, in terms of impact on: the 
character of the area; living conditions of future occupiers and neighbouring 
occupiers; highways and parking; heritage; ecology and biodiversity; flood risk; 
energy and sustainability; chalk mining; contaminated land and the wider 
environment.  There are no adverse impacts to this development and it meets the 
economic, social and environmental objective of sustainable development in 
mutually supportive ways. 

12.4 Subject to conditions and the S106 agreement, the proposal is considered 
acceptable in terms of the above and is not contrary to the aims and objectives of 
saved policies of the Welwyn Hatfield District Plan 2005; the Draft Local Plan 
Proposed Submission August 2016; and the National Planning Policy 
Framework. 



13 Recommendation   
 
13.1 It is recommended that planning permission be approved subject to: 

 
1. Completion of a satisfactory S106 planning agreement and the agreement of 
any necessary extensions to the statutory determination period to complete this 
agreement for: 
 

 Restriction of occupation for 55’s and over only 

 Provision of affordable housing (100% social rent) 

 Sustainable Transport - £25,000 

 Submission of an amended Travel Plan 

 Travel Plan Monitoring Fee - £6,000 

 Provision of Car Club and associated commitments  

 Library Services - £2,244 

 Community Facilities - £32,000 

 Outdoor and Indoor Sports Facilities - £50,210 

 Open Space - £4,433.48 

 Landscape Ecology and Management Plan - TBC 

 Waste and Recycling - £5,580  
 

2. the following conditions: 
  

Conditions:  
 

PRIOR TO COMMENCEMENT 
 
1. Prior to commencement of the development hereby permitted, a Construction 

Management Plan (or Construction Method Statement) shall be submitted to 
and approved in writing by the Local Planning Authority. Thereafter the 
construction of the development shall only be carried out in accordance with 
the approved Plan. The Construction Management Plan / Statement shall 
include details of: 

a. Construction vehicle numbers, type, routing; 

b. Access arrangements to the site; 

c. Traffic management requirements 

d. Construction and storage compounds (including areas designated for 

loading / unloading and turning areas); 

e. Siting and details of wheel washing facilities; 

f. Cleaning of site entrances, site tracks and the adjacent public highway; 

g. Timing of construction activities (including delivery times and removal of 

waste) and to avoid school pick up/drop off times; 

 

REASON: In order to protect highway safety and the amenity of other users of 
the public highway and rights of way in accordance with Policies 5, 12, 17 and 
22 of Hertfordshire’s Local Transport Plan (adopted 2018); Policy D1 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 
 

2. Prior to commencement of the development hereby permitted, a Site Waste 
Management Plan shall be submitted to and approved in writing by the Local 



Planning Authority. The Management Plan as approved shall be implemented 
throughout the demolition and construction period. 

REASON: To ensure measures are in place to minimise waste generation 
and maximise the on-site and off-site reuse and recycling of waste materials, 
in accordance with Hertfordshire Waste Core Strategy and Development 
management Policies DPD 2012; Policy R5 of the Welwyn Hatfield District 
Plan 2005 and the and the National Planning Policy Framework. 

3. Unless otherwise agreed by the Local Planning Authority, development other 
than that required to be carried out as part of an approved scheme of 
remediation must not commence until conditions 1 to 3 have been complied 
with. If unexpected contamination is found after development has begun, 
development must be halted on that part of the site affected by the 
unexpected contamination to the extent specified by the Local Planning 
Authority in writing until condition 4 has been complied with in relation to that 
contamination. 

1. Submission of Remediation Scheme 

A detailed remediation scheme to bring the site to a condition suitable for the 
intended use by removing unacceptable risks to human health, buildings and 
other property and the natural and historical environment must be prepared, 
and is subject to the approval in writing of the Local Planning Authority. The 
scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management 
procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in 
relation to the intended use of the land after remediation. 

2. Implementation of Approved Remediation Scheme 

The approved remediation scheme must be carried out in accordance with its 
terms prior to the commencement of development other than that required to 
carry out remediation, unless otherwise agreed in writing by the Local 
Planning Authority. The Local Planning Authority must be given two weeks 
written notification of commencement of the remediation scheme works. 

Following completion of measures identified in the approved remediation 
scheme, a verification report (referred to in PPS23 as a validation report) that 
demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning 
Authority. 

3. Reporting of Unexpected Contamination 

In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported 
in writing immediately to the Local Planning Authority. An investigation and 
risk assessment must be undertaken in accordance with the requirements of 
condition 1, and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of condition 2, which is 
subject to the approval in writing of the Local Planning Authority. 

Following completion of measures identified in the approved remediation 
scheme a verification report must be prepared, which is subject to the 



approval in writing of the Local Planning Authority in accordance with 
condition 3. 

4. Long Term Monitoring and Maintenance 

A monitoring and maintenance scheme to include monitoring the long-term 
effectiveness of the proposed remediation over a period of years, and the 
provision of reports on the same must be prepared, both of which are subject 
to the approval in writing of the Local Planning Authority. 

Following completion of the measures identified in that scheme and when the 
remediation objectives have been achieved, reports that demonstrate the 
effectiveness of the monitoring and maintenance carried out must be 
produced, and submitted to the Local Planning Authority. 

This must be conducted in accordance with DEFRA and the Environment 
Agency’s ‘Model Procedures for the Management of Land Contamination, 
CLR 11’. 

REASON: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors in accordance with Policy R2 and R7 
of the Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

4. Prior to commencement of development hereby permitted, the tree protection 
measures set out in the Tree Survey and Arboricultural Report by Ginger 
Landscape and BS 5837 Tree Protection Plan drawing no. L003 Rev shall be 
in place before demolition takes place and shall remain in place for the 
duration of works. 

REASON: To protect the existing trees, shrubs and hedgerows in the interest 
of visual amenity in accordance with Policy D8 of the Welwyn Hatfield District 
Plan 2005 and the National Planning Policy Framework. 

5. The development permitted by this planning permission shall be carried out in 
accordance with the approved surface water drainage assessment carried out 
by Conisbee, reference 181164/B Ng, version 3, dated 14 August 2019 and 
clarifies in the Drainage Strategy – Addendum, reference 181164/L Hale, 
dated 19 December 2019: 

1. Limiting the surface water runoff generated by the critical storm events so 
that it will not exceed the surface water runoff rate of 1.5 l/s for the 1 in 1 year 
event, 1.8 l/s for the 1 in 30 year event and 2.6 l/s for the 1 in 100 year event 
including 40% for climate change. 

2. Providing storage to ensure no increase in surface water runoff volumes for 
all rainfall events up to and including the 1 in 100 year plus climate change 
event providing a minimum of 324 m3 (or such storage volume agreed with 
the LLFA) of total storage volume in permeable paving with sub-base 
structure and an underground geocellular tank. 

3. Discharge of surface water from the private drainage network into the 
existing public Thames Water surface water sewer network. 



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

REASON: To prevent flooding by ensuring the satisfactory disposal and 
storage of surface water from the site and to refuse the risk of flooding to the 
proposed development and future occupants in accordance with Policy R7 of 
the Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

6. The mitigation measures set out in the submitted report titled 'Preliminary 
Ecological Appraisal' by MKA Ecology dated April 2018 and 'Nocturnal Bat 
Survey' Report by MKA Ecology dated October 2018 must be carried out in 
accordance with these details and must be maintained thereafter unless 
otherwise agreed in writing by the Local Planning Authority. 

REASON: To ensure the bats are safeguarded and their conservation status 
is maintained in accordance with Policy R11 of the Welwyn Hatfield District 
Plan 2005 and the National Planning Policy Framework. 

7. The development hereby permitted shall not be carried out other than in 
accordance with the approved Energy Strategy by BSP dated August 2019 
and the Preliminary Assessment BREEAM 2018 New Construction Report 
dated August 2019 by Eight Associates. 

REASON: To ensure that the development contributes towards Sustainable 
Development and Energy efficiency in accordance with Policy R3 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

8. The development hereby permitted shall not be carried out other than in 
accordance with the approved Phase I & I Geo-Environmental Assessment by 
EPS dated March 2019 and Site Investigation Report Summary by Conisbee 
dated April 2019. 

REASON: To ensure the ground stability of the site in accordance with Policy 
R2 of the Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

PRIOR TO ABOVE GROUND DEVELOPMENT 
 

9. No above ground works shall commence until a Landscape Ecology and 
Management Plan has been submitted and approved in writing by the Local 
Planning Authority. The scheme must cover both the development site and 
the adjacent woodland detailing management, enhancement and features 
proposed including bat and bird boxes. The plan must demonstrate the 
biodiversity net gain of the development.  

The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed. 

REASON:   To minimise impact on and provide net gains for biodiversity 
within the site and adjacent woodland in accordance with Policies R11 and 
R16 of the Welwyn Hatfield District Plan 2005 and the National Planning 
Policy Framework. 



 
10. No above ground works shall take place until, a detailed hard and soft 

landscaping scheme has been submitted to and approved in writing by the 
Local Planning Authority.  The scheme must include: 

- Plant/tree species, sizes, planting densities etc 

- Planting methods 

- Details of any green roofs (manufacture’s specification) 

- Details of aftercare for the first 5 years, including replacements for failed 

planting 

- Hard surfacing, other hard landscape features and materials  

- Means of enclosure and boundary treatments (including locations, height, 

scale and appearance); 

 

REASON: To ensure a high quality landscape plan is incorporated into the 
development in the interest of the amenity value of the development in 
accordance with Policies GBSP2, D2 and D8 of the Welwyn Hatfield District 
Plan 2005 and the National Planning Policy Framework. 

11. No above ground works shall take place until samples of the materials to be 
used in the construction of the external surfaces of the building hereby 
approved have been submitted to and approved in writing by the local 
planning authority. Development shall be carried out in accordance with the 
approved details. 

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

PRIOR TO OCCUPATION 
 
12. Prior to occupation of the development hereby permitted the off-site highway 

improvement works including the widening of Minster Close for 20m 
measured back from Bishops Rise, carriageway narrowing and scheme for 
signing and lining, shall be completed in accordance with the Highway 
Authority’s specification. 

REASON: To ensure construction of a satisfactory development and that the 
highway improvement works are designed to an appropriate standard in the 
interest of highway safety and amenity and in accordance with Policy 5, 13 
and 21 of Hertfordshire’s Local Transport Plan (adopted 2018) and the 
National Planning Policy Framework. 

13. Prior to occupation of the development hereby permitted, a revised Travel 
Plan must be submitted to and approved in writing by the Local Planning 
Authority. The Travel Plan shall generally accord with the Hertfordshire 
County Council document 'Hertfordshire Green Travel Plan Guidance’. 
Details must include: 

- Secondary TPC contacts  

- Statement of senior commitment  

- Time allocated to the TPC role  



- Baseline targets will need to be added once the baseline survey has been 

undertaken  

- Interim modal shift targets will need to show the modal spit for each year  

- Travel Plan review frequency - should state that the Travel Plan will undergo 

a full review at years 1, 3 and 5 

 
The measures specified in the approved Travel Plan shall be implemented in 
accordance with the timetable contained therein and shall continue to be 
implemented as long as any part of the development is occupied. 

REASON: To ensure that the development is sustainable in accordance with 
Policy M3 (Green Travel Plans) of the Welwyn Hatfield District Plan 2005 and 
the National Planning Policy Framework. 
 

14. No occupation of the development shall take place until a detailed surface 
water drainage scheme for the site based on the approved drainage strategy 
and sustainable drainage principles, which are outlined below, has been 
submitted to and approved in writing by the local planning authority. The 
scheme shall subsequently be implemented in accordance with the approved 
details before the development is completed. 

The scheme shall include: 

1. Final, detailed drainage plan to include the final drainage arrangements on 
site, an informal flooding within the development site for all rainfall events for 
up to and including the 1 in 100 year event including plus 40% for climate 
change allowance. 

2. Assessment of exceedance flow paths for surface water for events greater 
than the 1 in 100 year plus climate change indicated on a map. 

3. Detailed engineered drawings of the proposed SuDS features including 
cross section drawings, their size, volume, depth and any inlet and outlet 
features including any connecting pipe runs. 

4. 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 prevent the increased risk of flooding, both on and off site, in 
accordance with Policy R7 of the Welwyn Hatfield District Plan 2005 and the 
National Planning Policy Framework. 

15. No occupation of development hereby permitted shall take place until it has 
been carried out in accordance with the Noise Assessment by Hepworth 
Acoustics dated April 2019 and Ventilation, Overheating and Noise Strategy 
Revision A by BSP dated August 2019 and retained in that form thereafter. 

Indoor ambient noise levels in living rooms and bedrooms must meet the 
standards in BS 8233:2014. Any associated mechanical ventilation will need 
to meet the ventilation requirements found with The Noise Insulation 
Regulations 1975 (or a similar alternative to be agreed with the Local 
Planning Authority). 



External amenity areas must meet the 55dB WHO Guidelines for Community 
Noise Level. 

REASON: To protect the occupants of the new development from noise 
disturbance in accordance with Policies D1 and R19 of the Welwyn Hatfield 
District Plan 2005 and the National Planning Policy Framework. 

16. Noise from plant and equipment associated with the commercial elements of 
the development shall be 10dB (LAeq) below the background noise level 
(LA90) when measured at the nearest residential properties (5dB below the 
background noise level if evidence is provided which shows that no tonality is 
present). 

REASON:  To protect the occupants of nearby residential properties from 
noise disturbance in accordance with the requirements of Policies D1 and 
R19 of the Welwyn Hatfield District Plan 2005 and the National Planning 
Policy Framework. 

17. Prior to occupation of the development hereby permitted, the refuse and 
recycling area illustrated on drawing no. MH-RT17078-XX-00-DR-A-00101 
Rev PL02 must be equipped and made available for use and retained in that 
form thereafter. 

REASON: To ensure a satisfactory standard of refuse and recycling provision 
and to protect the residential amenity of adjoining and future occupiers in 
accordance with Policies R5 and D1 of the Welwyn Hatfield District Plan 2005 
and the National Planning Policy Framework. 

18. The area set aside for car parking shall be laid out surfaced and marked out, 
in accordance with drawing no. MH-RT17078-XX-00-DR-A-00101 Rev PL02 
before the buildings hereby permitted are first occupied and shall be retained 
permanently thereafter for the parking of vehicles for residents/occupiers of 
the development permitted and shall not be used for any other purpose. 

REASON: To ensure the parking areas are implemented and retained for 
their specific use in the interests of highway safety and parking provision, in 
accordance with Policy M14 of the Welwyn Hatfield District Plan 2005; 
Supplementary Planning Guidance – Parking Standards 2004; Interim Policy 
for Car Parking Standards and Garage Sizes 2014; and the National Planning 
Policy Framework. 

19. No occupation of the development hereby permitted shall be undertaken until 
the provision of secure cycle parking has been constructed, equipped and 
made available for use. The cycle parking must be retained in that form 
thereafter. 

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 Policy M6 of the Welwyn Hatfield District Plan 2005 
and the National Planning Policy Framework. 

20. Prior to occupation of any part of the development hereby permitted, the 
amenity space must be provided. Thereafter, the shared amenity space must 
be retained permanently for the occupiers of the development hereby 
approved and must not be used for any other purpose. 



REASON: To ensure all future occupiers of the development benefit from 
satisfactory private amenity space in accordance with Policy D1 of the 
Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

21. Prior to installation of any external lighting, the applicant must submit to, for 
approval in writing by the Local Planning Authority, details relating to the 
external lighting scheme (including vertical lux diagrams which show potential 
light trespass into windows of nearby residential properties).  This scheme 
must meet the requirements within the Institution of Lighting Professionals 
guidance notes for the reduction of obtrusive lighting. 

Any external lighting must be implemented in accordance with the approved 
details. 

REASON: To protect the living conditions of neighbouring residents 
properties in accordance with Policy D1 and R20 of the Welwyn Hatfield 
District Plan 2005 and the National Planning Policy Framework. 

22. Prior to occupation of the development hereby permitted, all of the 
apartments must be built in accordance with Part M4(2) of the Building 
Regulations 2010 in line with the details submitted on drawing numbers: MH-
RT17078-XX-XX-DR-A-00140, MH-RT17078-XX-XX-DR-A-00141, MH-
RT17078-XX-XX-DR-A-00142, MH-RT17078-XX-XX-DR-A-00143 and MH-
RT17078-XX-XX-DR-A-00144 and must be retained in that form thereafter. 

REASON: To ensure that suitable housing is provided for households in need 
of accessible in accordance with Policies D1 and H10 of the Welwyn Hatfield 
District Plan 2005 and the National Planning Policy Framework. 

POST DEVELOPMENT 
 

23. 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 10 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 
Policies D1, D2 and D8 of the Welwyn Hatfield District Plan 2005 and the 
National Planning Policy Framework. 
 

24. 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 fences, gates or walls 
shall be constructed within the site or on the site boundaries. 
 
REASON:   To enable the Local Planning Authority to fully consider the 
effects of development normally permitted by that Order in the interests of 
residential and visual amenity in accordance with Policies D1 and D2 of the 



Welwyn Hatfield District Plan 2005 and the National Planning Policy 
Framework. 

  
DRAWING NUMBERS 

 
25. 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 

MH-RT17078-XX-

XX-DR-A-00010 

PL02 Existing Elevation Main Building 29 August 

2019 

MH-RT17078-XX-

XX-DR-A-00011 

PL02 Existing Elevation Bungalow 29 August 

2019 

MH-RT17078-CD-

ZZ-DR-A-00113 

PL02 GA Floor Plan L1-L2 Block C-D 29 August 

2019 

RT17078-00114 PL02 GA Floor Plan L3- Roof Plan 

Block C-D 

29 August 

2019 

MH-RT17078-AB-

ZZ-DR-A-00110 

PL02 GA Floor Plan L4- Roof Plan 

Block A-B 

29 August 

2019 

MH-RT17078-AB-

ZZ-DR-A-00108 

PL02 GA Floor Plan L0-L1 Block A-B 29 August 

2019 

MH-RT17078-AB-

ZZ-DR-A-00109 

PL02 GA Floor Plan L2-L3 Block A-B 29 August 

2019 

MH-RT17078-CD-

00-DR-A-00112 

PL02 GA Floor Plan L0 Block C-D 29 August 

2019 

MH-RT17078-XX-

XX-DR-A-00131 

PL02 GA_ Section All Blocks 29 August 

2019 

MH-RT17078-XX-

XX-DR-A-00130 

PL02 GA  Section All Blocks 29 August 

2019 

MH-RT17078-XX-

XX-DR-A-00143 

PL01 Proposed Floor Unit D 15 August 

2019 

MH-RT17078-XX-

XX-DR-A-00141 

PL01 Proposed Floor Unit B  15 August 

2019 

MH-RT17078-XX-

XX-DR-A-00140 

PL01 Proposed Floor Unit A  15 August 

2019 

MH-RT17078-XX-

XX-DR-A-00142 

PL01 Proposed Floor Unit C  15 August 

2019 

MH-RT17078-XX-

XX-DR-A-00144 

PL01 Proposed Floor Unit E 15 August 

2019 

MH-RT17078-XX-

XX-DR-A-00161 

PL01 Proposed Site Sections 15 August 

2019 

MH-RT17078-XX-

00-DR-A-00170 

PL02 Landscape Plan 29 August 

2019 



MH-RT17078-XX-

00-DR-A-00171 

PL01 Fire Strategy Ground Floor 15 August 

2019 

MH-RT17078-XX-

04-DR-A-00104 

PL02 GA_Site Plan L3 29 August 

2019 

MH-RT17078-XX-

05-DR-A-00106 

PL02 GA_ Roof Plan 29 August 

2019 

MH-RT17078-XX-

04-DR-A-00105 

PL02 GA_ Site Plan L4 29 August 

2019 

MH-RT17078-XX-

00-DR-A-00101 

PL02 GA_ Site Plan L0 29 August 

2019 

MH-RT17078-XX-

01-DR-A-00102 

PL02 GA_ Site Plan L1 29 August 

2019 

MH-RT17078-XX-

02-DR-A-00103 

PL02 GA Site Plan L2 29 August 

2019 

MH-RT17078-XX-

01-DR-A-00004 

PL02 Existing First Floor Plan 29 August 

2019 

MH-RT17078-XX-

XX-DR-A-00002 

PL01 Existing Block Plan 15 August 

2019 

MH-RT17078-XX-

00-DR-A-00003 

PL02 Existing Ground Floor Plan 29 August 

2019 

MH-RT17078-XX-

00-DR-A-00005 

  Existing Bungalow Ground Floor 22 October 

2019 

MH-RT17078-XX-

XX-DR-A-00001 

PL02 Location Plan 29 August 

2019 

MS-RT17078-AB-

XX-DR-A-00120 

PL02 Proposed Elevation Block A-B 29 August 

2019 

MS-RT17078-CD-

XX-DR-A-00121 

PL02 Proposed Elevation Block C-D 29 August 

2019 

MH-RT17078-AB-

XX-DR-A-00160 

PL02 Proposed Elevation Material 

Schedule 

29 August 

2019 

A228-LA01  Landscape Strategy 15 August 

2019 

A228 GA02 A Landscaping General 

Arrangement 

15 August 

2019 

A228 GA01 A Landscaping General 

Arrangement 

15 August 

2019 

L003 A BS 5837 Tree Protection Plan 15 August 

2019 

 
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 

 
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 or legal interest (easements or wayleaves) which 
may affect the land. 
 

1.  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. 
 

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 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. 
 

4.  The applicant is advised that no development (including demolition) should 
commence until wheel-cleaning apparatus to prevent the deposit of debris, mud 
etc on the highway has been agreed with the Highway Authority. Hertfordshire 
County Council Transport Planning and Policy can be contacted on 
03001234040. 
 

5.  Any damage to the grass verges caused by the development/works hereby 
approved is the responsibility of the applicant and must be re-instated to their 
original condition, within one month of the completion of the development/works. 
If damage to the verges are not repaired then the Council and/or Highway 
Authority will take appropriate enforcement action to remedy any harm caused. 
 

6.  The construction works and operation of the proposed development site should 
be done in accordance with the relevant British Standards and Best 
Management Practices, thereby significantly reducing the groundwater pollution 
risk. It should be noted that the construction works may exacerbate any existing 
pollution. If any pollution is found at the site, then the appropriate monitoring and 
remediation methods will need to be undertaken. 
 

7.  If groundwater is encountered during construction, we would need to be notified 
immediately to increase our monitoring and consider making changes to the 
pumping schedule at our Hatfield scavenger boreholes.  
 



8.  The decision notice contains conditions which require you to submit information 
to the Local Planning Authority and have it approved in writing before any 
development relating to the approval takes place. There is a formal procedure 
for applying to discharge conditions and further information can be found at 
http://www.welhat.gov.uk/index.aspx?articleid=834. Failure to comply with this 
type of condition may result in the development being considered unlawful and 
enforcement action could be taken. If you require any clarification or information 
please contact the section on 01707 357000.  
 

9.  If at any time during the course of construction of the development hereby 
approved, a species of animal that is protected under Schedule 1* or 5** of the 
Wildlife and Countryside Act 1981 (as amended), the Conservation (Natural 
Habitats) Regulations 1994*** or the Protection of Badgers Act 1992 is 
discovered, all construction or other site work affecting the species shall cease 
until a suitable mitigation scheme has been submitted to and approved in writing 
by the Local Planning Authority  and a license has been obtained from DEFRA 
(Department for Environment, Food and Rural Affairs). 
  
 * Includes nesting birds 
 ** Includes great crested newts, bats, reptiles and water voles 
 *** Includes great crested newts and bats. 
 

10.  Any vegetation clearance should be undertaken outside the nesting bird season 
(March to August inclusive) to protect breeding birds, their nests, eggs and 
young. If this is not practical, a search of the area should be made no more than 
two days in advance of vegetation clearance by a competent Ecologist and if 
active nests are found, works should stop until the birds have left the nest, to 
avoid committing an offence. 
 

11. This decision notice should be read in conjunction with the S106 Legal 
Agreement. 
 

12. The applicant is advised that in order to comply with this permission it will be 
necessary for the developer of the site to enter into an agreement with 
Hertfordshire County Council as Highway Authority under Section 278 of the 
Highways Act 1980 to ensure the satisfactory completion of the access and 
associated road improvements. The construction of such works must be 
undertaken to the satisfaction and specification of the Highway Authority, and by 
a contractor who is authorised to work in the public highway. Before works 
commence the applicant will need to apply to the Highway Authority to obtain 
their permission and requirements. Further information is available via the 
website https://www.hertfordshire.gov.uk/services/highwaysroads- and-
pavements/business-and-developer-information/development 
management/highways-developmentmanagement.aspx or by telephoning 
03001234047. 
 

13. 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 https://www.hertfordshire.gov.uk/services/highways-
roads-andpavements/business-anddeveloper-information/business-
licences/businesslicences.aspxor by telephoning 0300 1234047. 



 
14. 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 
https://www.hertfordshire.gov.uk/services/highways-roads-andpavements/ 
business-anddeveloper-information/business-licences/businesslicences. aspx or 
by telephoning 0300 1234047. 
 

15. 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 
https://www.hertfordshire.gov.uk/services/highways-roadsandpavements/ 
highways-roads-and-pavements.aspx or by telephoning 0300 1234047. 
 

16. 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 
 

17. All efforts shall be made to reduce dust generation to a minimum 
 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. 
Water sprays shall be used, as and when necessary, to reduce dust from 
particularly "dusty" activities or stock piles. 

 
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. 

 
Lucy Hale (Development Management) 
Date: 21 January 2020 
 





Classification: Unrestricted 

 

Classification: Unrestricted 

 

 


