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1 Site Description 

 
1.1 The application site is located on the north east side of The Commons in 

Howlands, Welwyn Garden City.  The Commons is predominately residential in 
character with traditional two storey semi-detached dwellings and terrace rows of 
dwellings which are located immediately to the north and west of the site and 
Howlands Baptist Church, Commonswood School and The Woodside Centre are 
located to the south west.  Approximately 0.4miles to the north east of the site is 
Hall Grove shopping parade. 

1.2 Part of the site falls within Flood Zone 1 and part of the site to the east falls within 
Flood Zone 3.  To the north east is The Commons Local Nature Reserve and 
East Hatfield Hyde Brook, separated from the application site by Urban Open 
Land.  The site falls outside of the constraint of the Conservation Area and Estate 
Management Area. 

1.3 The site has an area of approximately 0.17 hectares and comprises a Council 
garage site containing three single storey blocks of garages in a ‘U’ shape with a 
central hardstanding.  The blocks are set back from the highway with vehicle 
access gained from The Commons.  There are 17 lock-up garages on the site of 
which 9 are currently being rented.  
 

1.4 Aside from the central courtyard and vehicle access, the site is characterised by 
soft landscaping with areas of grassland to the front, side and rear and a number 
of trees both on site and bordering to the north east close to the Local Nature 
Reserve. 
 

2 The Proposal 
 

2.1 The application seeks planning permission for the erection 4 x 2 bedroom terrace 
houses following the demolition of the existing garage blocks. The tenure of the 4 
dwellings would be social rent.   
 

2.2 The proposed houses would follow the existing front building line of the 
neighbouring terrace row; 1-11 The Commons to the north east.  They would be 



two storey and include a traditional design with a plain tile pitched roof, flat roof 
canopies and porches, Georgian style glazing with white frames and red stock 
brickwork.  
 

2.3 The existing vehicular access would be removed and repositioned further to the 
south of the site and would serve 6 on-site parallel car parking spaces. Cycle and 
waste provision is provided individually for each unit within each boundary.  

2.4 The dwellings would benefit from private rear gardens.  The existing soft 
landscaped area to the front of the site would be retained with two pedestrian 
pathways proposed across to access the properties.  Front boundary hedges and 
new trees and planting are proposed along the front and side boundaries of the 
site.  

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

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

4 Relevant Planning History 
 
4.1 None 

 
5 Relevant Planning Policy 

 
5.1 National Planning Policy Framework (NPPF)  

 
5.2 Welwyn Hatfield District Plan 2005 (District Plan) 
 
5.3 Draft Local Plan Proposed Submission 2016 (Emerging Local Plan) 
 
5.4 Supplementary Design Guidance 2005 (SDG) 
 
5.5 Supplementary Planning Guidance, Parking Standards 2004 (SPG) 

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

Parking Policy) 
 

5.7 Planning Obligations Supplementary Planning Document 2012 (SPD) 

6 Site Designation  
 

6.1 The site lies within the settlement of Welwyn Garden City as designated in the 
Welwyn Hatfield District Plan 2005 and the site falls within Flood Zone 1 and the 
eastern part of the site falls within the constraint of Flood Zone 3.   
 

7 Representations Received  
 

7.1 The application was advertised by means of a neighbour notification letters.  In 
total 4 representations have been received, comprising 3 objections together with 
1 comment.  All representations received are published in full on the Council’s 
website and are summarised below: 
 

 



Objections 
 

 Reduction in green space 

 Contrary to Estate Management Scheme 

 Out of keeping with the area 

 Impact on nature reserve 

 Impact on wildlife and biodiversity 

 Further housing would add to congested road 

 Construction traffic 
 
8 Consultations Received 
 
8.1 The following have responded advising that they have no objections to the 

proposal in principal, subject to conditions or obligations being applied: 
 

 WHBC Public Health and Protection 

 WHBC Client Services 

 WHBC Landscape and Ecology 

 WHBC Estates 

 HCC Transport Programmes and Strategy 

 Hertfordshire Ecology 

 Hertfordshire Garden Trust 

 Environment Agency 

 Cadent Gas 
 
8.2 Herts & Middlesex Wildlife Trust have commented regarding the erosion of the 

scrub buffer to The Commons Local Nature Reserve and have advised this area 
is not removed. 

 
8.3 No response was received from Herts & Middlesex Bat Group. 
 
9 Analysis 

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

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

i) Landscaping  
ii) Ecology and biodiversity  
iii) Flood risk and sustainable drainage 
iv) Renewable energy and sustainable credentials 
v) Contaminated land 
v) Waste and recycling 

6. Planning obligations 
 

1. Principle of the development 
 

9.2 District Plan Policy SD1 states that development 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 District Plan; Policy R1 
states that in order to make the best use of land in the district, the Council will 
require development to take place on land which has been previously used or 
developed; Policy GBSP2 directs new development into the existing towns and 
specified settlements within the district, providing that it will be limited to that 
which is compatible with the maintenance and enhancement of their character 
and the maintenance of their Green Belt boundaries.  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).  
 

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

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

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

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

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

 
9.4  Policy SADM1 of the Emerging Local Plan is also relevant in regards to windfall 

housing development. This policy is similar to Policy H2 of the District Plan but 
adds that the proposal should not undermine the delivery of allocated sites or the 
overall strategy of the Plan; and proposals would not result in disproportionate 
growth taking into account the position of a settlement within the settlement 
hierarchy. 

 
9.5 This site is situated within the settlement of Welwyn Garden City, where services 

and facilities are available within reasonable walking distance at Hall Grove 
shopping parade which is approximately 0.4miles to the north east of the site. As 
a consequence future occupiers would have access to public transport and would 
not have to be solely reliant on a private car.  Existing infrastructure can absorb 
this development and the proposal would not undermine the delivery of allocated 
sites in the overall strategy, nor result in disproportionate growth of the 
settlement.  Furthermore the re-use of this former garage site which is currently 
under-utilised would result in the effective recycling of previously developed land.  
The physical and environmental constraints of development of the land in the 
manner proposed is assessed below.  

 
9.6 It is important to note that the Council currently does not have a 5-year housing 

land supply with the result that Paragraph 11 of the NPPF is material within the 
determination of this application.  As a consequence the delivery of four 
additional windfall dwellings is a material benefit in favour of the development 
which adds to the titled balance in line with paragraph 11 of the NPPF as the 
Council does not have a 5 year housing land supply.  Therefore this should be 
given significant weight within the determination of this application.  

 
9.7 Overall, the principle of residential development in this location is acceptable 

subject to achieving a high quality of design and there being no physical and 



environmental constraints of the land for development which are assessed 
below.   

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

 
9.1 District Plan Policies D1 and D2 aim to ensure a high quality of design and to 

ensure that development respects and relates to the character and context of the 
locality, maintaining and where possible enhancing the character of the existing 
area.  These policies are expanded upon in the Council’s Supplementary Design 
Guidance (SDG) which requires the impact of a development to be assessed 
giving regard to the bulk, scale and design of the proposal and how it harmonises 
with the existing building and area.  These objectives are broadly consistent with 
the Council’s Emerging Local Plan and the aims of the NPPF which considers 
that the creation of high quality buildings and places is fundamental to what the 
planning and development process should achieve. 

9.2 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. 

9.3 The character and quality of Welwyn Garden City is made up of many aspects 
that include: carefully designed layouts with formal and symmetrical patterns, 
design and detailing of architecture in groups and individual buildings, an 
Arcadian landscape context with open space, mature trees and hedgerows and 
human scale and accessibility.  These characteristics need to be displayed in 
new developments to continue the character and appearance of the Garden City. 

9.4 In terms of site layout, the existing area of amenity land to the front of the site 
would be retained and hedges are proposed in front of the dwellings with trees 
and planting along the side boundaries to reflect the Arcadian landscape and 
visual amenity of the immediate area which forms part of its character.  The 
existing vehicle access would be closed to retain the area of soft landscaping to 
the front of the dwellings and would be repositioned further south of the site 
along The Commons, leading to an on-site car parking area to serve the 
dwellings.  Pedestrian access will be provided from the car parking area by a 
footpath and two footpaths across the site from The Commons.  

9.5 The terrace row is set back from the highway and aligns with the front building 
line of the neighbouring terrace row Nos. 1-11 The Commons to the north west of 
the site to follow the pattern of the existing residential development along this 
side of The Commons.  A suitable gap has been retained between the two 
terrace rows to reflect the spacing between the residential properties within the 
streetscene.  

9.6 In regard to scale and design, the terrace row comprises four two storey 
dwellings of equal size and symmetry which have been designed to reflect the 
scale and appearance of the existing terrace rows within the immediate area.  A 
small recess is proposed on the front elevation after each end terrace to 
articulate the front elevation and to break up the massing of the built form.   

9.7 Careful consideration has been given to the design of the building where cues of 
the simple neo-Georgian style of architecture which forms part of the character 
and appearance of the immediate area and the wider Garden City have been 



featured in the design.  The building would host a pitched roof with gable ends 
and a white fascia soffit with front porches/stores and canopies with a flat roof 
design with white render detailing.  The windows have been designed in even 
proportion and placement to create a symmetrical front elevation with traditional 
Georgian style glazing bars of four panels with a white frame.  The front doors 
would also feature Georgian style glazing and would be painted white.   

9.8 The scheme proposes a plain tile with a white soft fascia soffit, red stock 
brickwork with a white render detail of the flat roof canopies and porch and small 
component of timber cladding, alongside white double glazed UPVC windows 
and doors.  The proposed palette of materials indicated would be acceptable and 
dependent on the submission of samples to be submitted through a planning 
condition, would be in keeping with the character and appearance of the 
immediate area.  

9.9 The building would sit comfortably within its plot with sufficient spacing around 
the built form and the properties would benefit from adequately sized rear 
gardens.  Notwithstanding this, in order to maintain the visual appearance and 
aesthetic of the buildings within this context, it would be reasonable to remove 
permitted development rights for extensions, outbuildings and boundary 
treatments.  

9.10 The proposed site plan (drawing number 773018PL03 Rev B) indicates the area 
of open grassland to the front of the development to be retained with two 
pedestrian footpaths and a new access to the southern end of the site.   The 
amount of hardstanding has been kept to a minimum with the car parking area to 
the southern end of the site designed with parallel parking spaces.  On the north 
and southern boundary new trees and planting have been indicated to enclose 
the site which is currently open as well as three new rows of hedgerows in front 
of the terrace row.  Fences are proposed to subdivide the rear gardens and the 
southern end terrace boundary fence would be screened by planting.  This is not 
uncommon within the Garden City.  The proposed soft landscaping to the front of 
the site assists in softening the appearance of the development and would 
contribute to the prevalent soft landscaping in the Garden City.  Therefore, to 
avoid fences being erected and altering this planned soft landscaped 
appearance, permitted development rights are removed for the erection of fences 
and walls to the front of the dwellings.  

9.11 Overall, the layout, design and appearance of the proposed development, is 
considered to be of a sufficient high quality and would adequately respect and 
relate to the special character of the area.    

3. Residential amenity  

9.12 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. 
 

9.13 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. 

 



9.14 With regard to amenity, this is considered in two parts, firstly the impact on 
adjoining occupiers and secondly the impact of the scheme on future occupiers 
of the proposed dwellings.   

9.15 To the west of the site are a row of two storey terrace properties comprising 1-11 
The Commons.  The building line of the proposed development has been 
positioned to align with this terrace row and has been positioned approximately 
6.7m away from the side elevation of No.11 The Commons.  It is considered that 
the orientation, siting and separation distance between this property and the 
proposed development would be adequate and would not result in a detrimental 
impact on their residential amenity in terms of loss of day/sunlight, 
overshadowing or overlooking.   
 

9.16 On the opposite side of the road are a terrace row of two storey dwellings 
comprising 12-18 The Commons.  The proposed development is of adequate 
separation distance and proposes an acceptable relationship between the 
existing and proposed occupiers.  As a result there would be no detrimental harm 
upon the living conditions of the occupiers opposite the proposed development. 
 

9.17 With regard to the impact on the future occupiers of the proposed dwellings, the 
dwellings would have a floor area of 80sqm and would therefore comply with the 
Nationally Described Space Standard (NDSS) which requires 79sqm for a 2 
bedroom, 4 person two storey dwelling.  The habitable rooms of the property 
would be of adequate size and served with sufficient access to natural light, 
presenting quality accommodation for the future occupiers. 
 

9.18 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.  Each of the properties would benefit 
from a private rear garden with the smallest measuring 5.7m in width by 14.5m in 
length.  

9.19 No details have been provided in terms of external lighting.  It may be that 
lighting would be installed within the car parking area.  Therefore, in order to 
protect the residential amenity of neighbouring properties, it is reasonable to 
condition any details of lighting to be submitted and agreed in writing with the 
Local Planning Authority in the future. 

9.20 Policy R19 of the District Plan 2005 requires proposals to be refused if the 
development is likely to generate unacceptable noise or vibration from other land 
uses.  The Council has an obligation therefore to ensure that the development 
proposed does not suffer from a high level of noise, which is considered 
particularly important as the site is proposed to be predominantly residential.   

9.21 The Council’s Public Health and Protection team raise no objection to the 
proposal subject to a condition being imposed which would make sure that 
internal noise levels are acceptable for future occupants.  No concerns are raised 
about impact that the proposed development would have on existing residents 
which surround the application site. 

9.22 Accordingly, it is considered that subject to the suggested conditions, the 
proposed development is not considered to impact on existing neighbouring 
occupants and proposes quality accommodation for future occupants of the 
dwellings. 



4. Highways and parking considerations 
 
9.23 A Transport Statement by Paul Mews Associates dated September 2018 

accompanies the application.  The statement outlines that out of the 17 lock-up 
garages on the site, 9 are currently being rented and 8 are not in use.  These 
garages can be rented out for the storage of a car or as a general storage space 
providing the content is not flammable.   

9.24 The proposed development would result in the loss of these garages.  The 
statement outlines that the internal dimensions of the garages measure 2.4m in 
width which is considered to be small for day to day car parking.  Hertfordshire 
County Council’s ‘Roads in Hertfordshire’ (2011) recommends that councils 
should stipulate that in order to be an effective storage space for cars, new 
garages should measure at least 6 metres long by 3 metres wide and this is 
reflected in the council’s Interim Policy for Garage Sizes.  Whilst this policy refers 
to new developments, it demonstrates that the existing garages are unlikely to be 
used for modern cars.  The statement submitted highlights the research 
presented in the ‘Manual for Streets’ that suggests that garages are commonly 
only used for parking in 50% of homes.  The Highway Authority have not 
disputed 50% as a robust estimate and consider the loss of the garage block, of 
which 9 garages are being rented, may be considered to displace a maximum of 
5 vehicles onto surrounding local roads.  They have confirmed that this would not 
represent an unacceptable demand locally to the detriment of the highway 
network or resident amenity.  

9.25 There are a reasonably limited number of dwellings accessed by The Commons 
which is an unclassified local access road.  It is recognised that the site is within 
close proximity of Commonwood School and it is acknowledged that neighbour 
representations highlight existing pressures during pick up and drop off times, 
however the Highway Authority have considered the displacement of vehicles as 
a result of the development to be insufficient to cause concern.  Notwithstanding 
this, given the proximity of Commonswood School and the limited width of The 
Commons as well as the presence of on-street car parking, a Construction 
Management Plan is recommended to be secured by condition prior to 
development commencing on site.  
 

9.26 In terms of the access, the existing dropped kerb serving the garage block is to 
be closed and a new access is proposed towards the southern boundary of the 
site, approximately 9m away.  There are no concerns raised with visibility and the 
width of the access and car parking area are adequate.  Furthermore, the 
location of the new access which would be immediately opposite the dropped 
kerb of Nos. 18 and 20 The Commons, would minimise the likelihood of cars 
parking immediately opposite the new access resulting in issues entering and 
exiting the site.  
 

9.27 Overall, it is considered that the proposal would not cause any material harm to 
highway safety or the living conditions of surrounding residential occupiers.  
 

9.28 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 need to ensure an adequate 
provision of spaces for charging plug-in and other ultra-low 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.  
 

9.29 The Council’s parking guidance SPG recommends that in this area a total of 6 
spaces are provided for the proposed development.  Each dwelling would be 
allocated one space and two spaces would be allocated for visitor parking.  The 
proposed spaces on site would therefore meet the guideline parking standards 
contained with the SPG.  Parking Services and the Highway Authority are 
satisfied with the level of provision for the proposed development. 
 

9.30 The on-site car parking spaces would be provided within a car parking area to 
the south of the site in two sets of three parallel parking spaces.  The spaces are 
of adequate size and the layout allows vehicles to manoeuver in and out of the 
bays and turn within the site which would not interfere with the highway network 

 
9.31 The site is located within close proximity to shops and services which can be 

accessed on foot by adequately lit footpaths.  Furthermore, there are bus stops 
close to the site along Howlands.  The Commons is not subject to parking 
restrictions and there is availability of on-street parking should this be required, 
however it is considered that these two bedroom dwellings would be adequately 
served by on-site car parking, in line with the recommended provision as set out 
in the Council’s SPG. 
 

9.32 Secure cycles boxes are proposed within the rear gardens of the proposed 
dwellings.  It would be reasonable to condition these stores are secured by 
condition to ensure implementation prior to occupation of the dwellings.  
 

9.33 In conclusion, the proposal is considered to be acceptable with regard to its 
impact on the highway and provides an appropriate level of car and cycle parking 
provision, subject to the access, turning areas and parking spaces being laid out 
and the cycle boxes provided, prior to occupation of the dwellings.  As a 
consequence, it is considered reasonable and appropriate that these 
requirements are conditioned within any approval of this application. 

 
5. Other considerations  

 
i) Landscaping 

 
9.34 District Plan Policy R17 seeks to protect existing trees whilst Policy D8 requires 

landscaping to form an integral part of the overall design, and in this respect the 
high quality design required by Policy D1 would again be relevant.  Landscaping 
is important in order to protect and enhance the existing character of the area 
and to reduce the visual and environmental impacts of the development.  
 

9.35 The application is supported with a Tree Survey by LaDellWood Ltd dated 
February 2020 which outlines that two young maple trees are to be removed 



from the west of the site and two blackthorns to the north of the site.  The white 
willow tree to the north of the site is to be retained and the category A and B 
trees that border the site to the east will be protected during construction of the 
development. 

9.36 The Landscaping team are satisfied with the survey and did not raise any 
objections subject to a tree protection condition and a landscaping scheme to be 
submitted. 

9.37 The indicative landscaping scheme of additional trees and planting, boundary 
treatment and soft landscaping is generally acceptable and would assist in 
maintaining the Arcadian landscaped context of the area and respecting the 
urban open land which surrounds the site.  It is considered reasonable and 
appropriate to impose a condition requiring further details to be submitted 
through a landscaping scheme.  

ii) Ecology and biodiversity   
 

9.38 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”. 

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

seek opportunities for enhancement to ensure no net loss of bio diversity.  Policy 
R14 refers to Local Nature Reserves and outlines that permission will not be 
granted where there would be an adverse effect on the local nature reserve.  Any 
damage should be kept to a minimum and where appropriate conditions or 
planning obligations are used to provide an appropriate compensatory measures.  
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.   
 

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

9.41 A Preliminary Ecological Appraisal (PEA) dated August 2019, Preliminary Bat 
Roost Assessment (PRA) dated September 2019 and Nocturnal Emergence 
Survey dated October 2019 by Middlemarch Environmental accompany the 
application.   

9.42 The PRA and Nocturnal Survey identified no roost within the garages and no 
further surveys were considered necessary.  Hertfordshire Ecology are satisfied 
that this information is reasonable and bats do not represent an impediment to 
the demolition of the garages, subject to an informative. 

9.43 The Tree Report dated October 2018, which was initially submitted with the 
application, included the white willow tree to the north corner of the application 
site to be removed.  An objection was received by Hertfordshire Ecology as a 
result of the absence of an investigation and additional surveys on this tree to 
confirm the impact on protected species.  The applicant has clarified in line with 



the ecological surveys, that the tree is to be retained and subsequently an 
updated Tree Report (Issue 3) dated February 2020 has been submitted to 
address this.  As a result of the retention of the tree and no major works required, 
Hertfordshire Ecology are satisfied that a further investigation of this tree is no 
longer required and their objection has been removed.  A condition will secure 
that no works to the tree can be carried unless further investigation takes place 
by a suitably qualified and experiences bat worker to identify if any further 
surveys or mitigation is required.  This information will be submitted to and 
agreed in writing by the Local Planning Authority prior to any works being carried 
out. 

9.44 The Commons Local Nature Reserve (LNR) lies to the north east of the site 
where a historic hedgerow marks its designated boundary.  An area of blackthorn 
scrub which borders the hedgerow and overtime has encroached towards the 
application site, closing the gap which acted as an informal gateway of grassland 
on Urban Open Land.  This informal access route now falls within the application 
site boundary which is to be enclosed.  

9.45 The proposal would remove part of this blackthorn scrub (up to 6m 
approximately) within the application site to facilitate the development and create 
a rear boundary to the private gardens of the dwellings to the north east of the 
site. 

9.46 Herts & Middlesex Wildlife Trust have raised concern regarding the removal of 
the scrub buffer to the nature reserve which contributes in providing food and 
shelter for birds, mammals, invertebrates, amphibians and reptiles.  A neighbour 
representation has also been received with the removal of the historic hedgerow. 

9.47 Hertfordshire Ecology have confirmed that the proposed area of scrub to be 
removed does not contain historic hedge remnant and it is not designated as part 
of the nature reserve.  It is acknowledged that the removal of scrub would have a 
negative impact on biodiversity, however this would be localised and would be 
insufficient to object on ecological grounds.  They have identified that the impact 
as a result of the development and in light of the requirements of providing net 
gain on site, can be addressed through compensation to be used to reinforce and 
manage the boundary of the nature reserve elsewhere to assist with the 
conservation and restoration of the historical hedgerow.  This compensation 
could be secured through a planning obligation.  Furthermore, they are in support 
of the PEA which recommends that a Construction Ecological Management Plan 
is undertaken to minimise the potential impact on the construction phase of the 
development and enhancement measures towards delivering net gains for 
biodiversity such as planting of habitats of value to wildlife, hedgehog passes and 
nest and bat boxes.  

9.48 The above biodiversity compensation and enhancements on site and within the 
adjoining Local Nature Reserve can be appropriately secured by planning 
obligations through a legal agreement in line with Policies R11 and R14 of the 
District Plan 2005 and the NPPF. 

9.49 In terms of external lighting, no details have been submitted.  In the event lighting 
is propose, it would be reasonable to include a planning condition requiring 
details to be submitted to ensure the light spill is minimised away from the 
boundary vegetation to avoid an adverse impact on potential roost sites.  



9.50 Representations have been received regarding the removal of the informal 
access route behind the existing garages and Nos 1-11 The Commons.  
Hertfordshire Ecology have acknowledged that the removal of this access route, 
as a result of the proposed development, would require a change in behaviour of 
users but it may also present opportunities to enhance the ecological buffer 
against the existing and new housing.  It would appear that there is no right of 
access for users across this area, which falls within the ownership of the 
applicant in which they have the right to build within.  The loss of this unprotected 
and informal access route is therefore not a planning matter and not a 
consideration under this planning application.   

iii) Flood risk and sustainable drainage 
 

9.51 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.  
 

9.52 The application site is located within Flood Zone 1 with part of the eastern 
section of the site within Flood Zone 3.  It is set within Flood Zone Surface Water 
100 and 1000 constraint areas with East Hatfield Hyde Brook running north to 
south to the east of the site. 

9.53 A Flood Risk Assessment by RMB Consultants (Civil Engineering) Ltd dated 
December 2018 and an Addendum dated October 2019; Surface Water Drainage 
Layout and Surface Water Drainage Layout Overview Showing Flood Zones 
prepared by RMB Consultants (Civil Engineering) Ltd dated September 2019 and 
Pluvial Modelling Technical Note prepared by Herrington Consulting Ltd dated 
October 2019 accompany this application.   

9.54 The Lead Local Flood Authority have confirmed they are satisfied with the 
information accompany the application subject to a condition requiring a detailed 
surface water drainage scheme to be submitted to prevent the increased risk of 
flooding both on and off site.  No objections have been raised by the 
Environment Agency on flood risk grounds as the proposed development are set 
back from the Flood Zone area and on a higher terrain.  

iv) Renewable energy and sustainability credentials 
 

9.55 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’. 
 

9.56 The applicant has not submitted an Energy Statement in line with this policy to 
demonstrate how the proposal will maximise energy conservation through means 
such a renewable energy or low carbon sources.  It would be reasonable to 
condition an Energy and Sustainability Statement to be submitted and approved 
in writing by the local Planning Authority prior to above ground development.   

 
v) Contaminated land 

 



9.57 District Plan Policy R2 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. 
 

9.58 A Phase 1 non-intrusive investigative report accompanies the application and 
recommends a further investigation is carried out.  Public Health and Protection 
have advised that a suitably worded contamination condition would ensure that 
the development would not pose an unacceptable risk to human health.  

 
9.59 Accordingly, subject to the imposition of the above mentioned condition prior to 

commencement of development on site, the proposal would not be contrary to 
Policy R2.  

 
vi) Waste and recycling  
 

9.60 The Council’s Client Services Team outline that the properties can be 
incorporated on the existing ARRC scheme.  Each of the properties would have 
their own refuse and recycling bins, the central properties would benefit a front 
porch/storage area for the bins and the two end properties would benefit from a 
gate to their rear gardens where the bins would be stored.  As a result, it is not 
necessary to require further details to be submitted.   
 

9.61 The location of the bins are an acceptable travel distance from the highway and 
they will be required to be presented at the boundary with the highway the 
evening prior to the collection and retrieved again after servicing.  No objections 
have been received from Client Services or the Highway Authority regarding this 
arrangement.  
 
6.  Planning obligations 

9.62 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 
 

9.63 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 Ecology 

9.64 Hertfordshire Ecology request a compensation measure to address the impact on 
The Commons Local Nature Reserve as a result of the development: 
 

 Biodiversity Compensation and Enhancement Plan for The Commons 
Local Nature Reserve  

 



9.65 The requested contribution is 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.    

 
9.66 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.   
 

9.67 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. 
 

10 Planning Balance 
 
10.1 Planning law requires that applications for planning permission be determined in 

accordance with the development plan unless material considerations indicate 
otherwise.  This proposal both breaches and complies with different parts of 
development plan policies.  There is, therefore, a balance to be struck. 

10.2 District Plan Policy SD1 and the NPPF advocate sustainable development.  
Achieving sustainable development means that the planning system has three 
overarching objectives (economic, social and environmental), which are 
interdependent and need to be pursued in mutually supportive ways. 

10.3 The proposed development would result in the loss of an existing garage site and 
the potential for cars to be parked on the surrounding local roads.  As a result of 
the number of garages being rented out and the internal dimensions, the 
potential number of vehicles which might be displaced onto the road, would not 
result in an unacceptable impact locally in terms of the highway network and 
residential amenity. 

10.4 The benefits of the scheme would include a net contribution of four residential 
dwellings to help the Borough meet the requirements of its borough-wide housing 
target where the Council do not have a 5 year housing land supply and in line 
with Paragraph 11 of the NPPF, this adds weight in favour of the proposal.  The 
proposal also makes efficient use of land, the location is sustainable within close 
walking distance to range local amenities and public transport, and would provide 
additional accommodation in the area to support local shops and services.  
Furthermore, the proposal seeks to ensure biodiversity net gain through 
compensation and enhancement measures to The Commons Local Nature 
Reserve.  

10.5 The proposed development has been assessed against the policies of the District 
Plan, Emerging Local Plan and NPPF.  It has been found to be acceptable, 
subject to conditions, in terms of impact on: the character of the area, living 
conditions of future occupiers and neighbouring occupiers, highways and 
parking, ecology and biodiversity, flood risk 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. 

 



 

11 Conclusion 
 
11.1 Subject to the imposition of relevant conditions, the proposal is considered to be 

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 NPPF. 

12 Recommendation   
 
12.1 It is recommended that the Committee resolves to grant planning permission 

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: 
 

 Biodiversity Compensation and Enhancement Plan for The Commons 
Local Nature Reserve  

 
2. the following conditions: 
 

Conditions: 
 

PRE-COMMENCEMENT CONDITIONS 
 
1. 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. 

2. 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; 

h. Provision of sufficient on-site parking prior to commencement of 

construction activities. 

 

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. 

3. Prior to commencement of development hereby permitted, the tree protection 
measures set out in the Tree Survey Report (Issue 3) by LaDellWood dated 
February 2020 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. 

PRIOR TO ABOVE GROUND DEVELOPMENT 
 

4. No development above ground shall take place until samples of the materials 
to be used in the construction of the external surfaces of the building, 
including fenestration frame and external door colour, hereby permitted have 
been submitted to and approved in writing by the Local Planning Authority. 
The fenestration frames and external doors must be white in colour. 
The development shall be implemented using the approved materials and 
subsequently, the approved materials shall not be changed.  
 
REASON: To ensure a satisfactory standard of development in the interests 
of visual amenity in accordance with Policies D1 and D2 of the Welwyn 
Hatfield District Plan 2005 and the National Planning Policy Framework. 
 

5. No development above ground level shall take place until full details on a 
suitably scaled plan of both hard and soft landscape works have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall not be carried out other than in accordance with the 
approved details. 
 
The landscaping details to be submitted shall include: 
(a) means of enclosure and boundary treatments including gates 

(b) all hard surfacing, other hard landscape features and materials 

(c) planting plans, including specifications of species, sizes, planting centres, 

number and percentage mix, and details of seeding or turfing 

(d) details of planting or features to be provided to enhance the value of the 

development for biodiversity and wildlife 



(e) details of biodiversity enhancements to include bat and bird boxes and 

hedgehog passes  

 

REASON: The landscaping of this site is required in order to protect and 
enhance the existing visual character of the area and to reduce the visual and 
environmental impacts of the development hereby permitted in accordance 
with Policies D1, D2 and D8 of the Welwyn Hatfield District Plan 2005 and the 
National Planning Policy Framework. 
 

6. Prior to any above ground development the applicant shall submit to, for 
approval in writing by the Local Planning Authority, details relating to a 
scheme to protect the proposed development from noise due to traffic which 
shall be implemented before any part of the accommodation hereby approved 
is occupied.  
 
The scheme shall ensure the indoor ambient noise levels in living rooms and 
bedrooms meet the standards within BS 8233:2014.  
 
If Mechanical ventilation is required to be installed, ventilation rates must 
meet those found within The Noise Insulation Regulations 1975.  
 
Reason: To protect the occupants of the new development from noise 
disturbance in line with Policy R19 and D1 of the District Plan 2005, 
Supplementary Design Guidance 2005 and the National Planning Policy 
Framework. 
 

7. Prior to above ground development an Energy and Sustainability Statement 
shall be submitted to and approved in writing by the Local Planning Authority. 
The development shall be constructed in accordance with the agreed details 
and shall thereafter be maintained in the approved form. 
 
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 permitted by this planning permission shall be carried out in 

accordance with the approved surface water drainage assessment carried out 
by RMB Consultations (Civil Engineering) Ltd, December 2018 and the 
addendum to the Flood Risk Assessment dated October 2019 and the 
following mitigation measures detailed within the FRA:  
 
1. Limiting the surface water run-off generated by the critical storm events so 
that it will not exceed the surface water run-off rate of 2 l/s during the 1 in 100 
year event plus 40% of climate change event.  

2. Providing storage to ensure no increase in surface water run-off volumes 
for all rainfall events up to and including the 1 in 100 year + climate change 
event providing a minimum of 19.2 m3 (or such storage volume agreed with 
the LLFA) of total storage volume in permeable paved area and attenuation 
tank.  

3. Discharge of surface water from the private drain into the Thames 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. 
 

PRIOR TO OCCUPATION 
 

9. Prior to occupation of the development hereby permitted, a detailed surface 
water drainage scheme for the site based on the approved drainage strategy 
and sustainable drainage principles, has been submitted to and approved in 
writing by the local planning authority. The drainage strategy should 
demonstrate the surface water run-off generated up to and including 1 in 100 
year + climate change critical storm will not exceed the run-off from the 
undeveloped site following the corresponding rainfall event. The scheme shall 
subsequently be implemented in accordance with the approved details before 
the development is completed. 
 
1. Updated pluvial modelling to consider the proposed site layout. 
2. 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. 
3. 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. 

 
10. Prior to the first occupation of the development hereby permitted, the 

proposed access, on-site car parking and turning area shall be laid out, 
demarcated, levelled, surfaced and drained in accordance with approved 
drawing no. 733 018 PL03 rev B and retained thereafter available for that 
specific use. 
 
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. 

 
11. Prior to occupation of the development hereby permitted, the refuse and 

recycling bins illustrated on drawing no. approved drawing number 733 018 
PL03 rev B to serve the dwellings must be provided 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. 
 

12. Prior to occupation of the development hereby permitted, the cycle boxes on 
approved drawing no. 733 018 PL03 rev B must be provided 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. 

13. Prior to the first occupation of the development hereby permitted, details of 
any external street lighting proposed in connection with the development shall 
be submitted to and approved in writing by the Local Planning Authority.  
 
Any external lighting scheme should be designed to minimise light spill, in 
particular directing light away from the boundary vegetation to ensure dark 
corridors remain for use by wildlife as well as directing lighting away from 
potential roost sites. It should follow guidance from the Bat Conservation 
Trust and CIE 150:2003. 
 
The development shall not be carried out other than in accordance with the 
approved details. 
 
REASON: To protect the amenity and living conditions of future occupiers of 
the site and existing residential properties in the near vicinity to the 
development in accordance with Policies D1 and R20 of the District Plan 
2005 and to protect the commuting corridor for bats to ensure it is not 
adversely affected in accordance with Policy R14 and R16 of the District Plan 
2005 and the National Planning Policy Framework. 

 
POST DEVELOPMENT 

 
14. The white willow tree located in the north corner of the application site marked 

on drawing number 773 018 PL03 Rev B shall be retained. The tree must not 
be removed or major works carried out unless a further investigation is 
undertaken by a suitably qualified and experienced bat worker and the 
findings, alongside any additional surveys required to undertaken, are 
submitted to and agreed in writing by the Local Planning Authority.  
 
REASON: To protect the visual amenity value of the landscaping and 
biodiversity value of the habitat within the site in accordance with Policy D8 
and R11 of the Welwyn Hatfield District Plan 2005 and the National Planning 
Policy Framework. 
 

15. 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 completion of the development, or in agreed phases whichever is the 
sooner: and any plants which within a period of five years from the completion 
of the development die, are removed or become seriously damaged or 
diseased 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 D2 and D8 of the Welwyn Hatfield District Plan 2005 and the National 
Planning Policy Framework. 
 

16. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking or re-
enacting that Order with or without modification), no development within 
Classes A to E of Part 1 of Schedule 2 shall take place.  
 
REASON: To enable the Local Planning Authority to fully consider the effects 
of development normally permitted by that Order in the interests of 
maintaining the appropriate spacing, landscaping and character within the 
development in accordance with Policies D1 and D2 of the Welwyn Hatfield 
District Plan 2005, and the National Planning Policy Framework. 
 

17. 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 
maintaining the appropriate spacing, landscaping and character within the 
development in accordance with Policies D1, D2 and D8 of the Welwyn 
Hatfield District Plan 2005 and the National Planning Policy Framework. 

 
 DRAWING NUMBERS 
 

18. 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 

773 018 

PL03 

B Proposed Site Layout 2 July 2019 

773 018 

PL05 

A Proposed First Floor 

plan 

2 July 2019 

773 018 

PL04 

A Proposed Ground Floor 

Plan 

2 July 2019 

773 018 

PL01 

 Location Plan and 

Existing Site Context 

10 July 2019 

773 018 

PL10 

A Proposed Side 

Elevations 

10 July 2019 

773 018 

PL09 

A Proposed Front and 

Rear Elevations 

10 July 2019 



773 018 

PL02 

A Existing Site Layout 10 July 2019 

773 018 

PL06 

A Proposed Roof and 

Section  

10 July 2019 

773 018 

PL07 

B Proposed Perspective 

Views 

10 July 2019 

773 018 

PL08 

B Proposed Perspective 

Views  

10 July 2019 

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

 
INFORMATIVES 

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

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

 
2. 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. 
 
3. In line with Condition 4 the fenestration frames and external doors must be 

white in colour. 
 
4. 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. 

 
5. The development will involve the numbering of properties and/or the naming 

of new streets. The applicant MUST contact Welwyn Hatfield Borough 
Council, Environmental Services (01707 357 000) before any name or 
number is proposed. This is a requirement of the Public Health Act 1875 and 
Public Health (Amendment) Act 1907. 

 
6. 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. 

 
7. 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. 

 
8. 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. 

 
9. 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.  

 
10. All works and ancillary operations which are audible at the site boundary, or 

at such other place as may be agreed with the Council, shall be carried out 
only between the hours of : 

  8.00am and 6.00pm on Mondays to Fridays 
 8.00am and 1.00pm Saturdays 
 and at no time on Sundays and Bank Holidays 

 
11. 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. 

 
12. 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. 
 
13. Any external lighting scheme should be designed to minimise light spill, in 

particular directing light away from the boundary vegetation to ensure dark 
corridors remain for use by wildlife as well as directing lighting away from 
potential roost sites. It should follow guidance from the Bat Conservation 
Trust and CIE 150:2003. Warm-white (long wavelength) lights with UV filters 



should be fitted as close to the ground as possible. Lighting units should be 
angled below 70° and equipped with movement sensors, baffles, hoods, 
louvres and horizontal cut off units at 90°. 

 
14. 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. 

 
15. The Environment Agency strongly recommend the use of flood proofing and 

resilience measures. Physical barriers, raised electrical fittings and special 
construction materials are just some of the ways you can help reduce flood 
damage. To find out which measures will be effective for this development, 
please contact your building control department. In the meantime, if you’d like 
to find out more about reducing flood damage, visit the flood risk and coastal 
change pages of the planning practice guidance.  

 
16. 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. 

 
17. 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. 

 
18. 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. 

 
19. Due to the presence of Cadent and/or National Grid apparatus in proximity to 

the specified area, the contractor should contact Plant Protection before any 



works are carried out to ensure the apparatus is not affected by any of the 
proposed works 

 
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: 03 February 2020 



Classification: Unrestricted 
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