
Part I 
Main author: William Myers 
Executive Member: Councillor S. Boulton 
(Hatfield South West) 

 
WELWYN HATFIELD BOROUGH COUNCIL 
DEVELOPMENT MANAGEMENT COMMITTEE – 12 AUGUST 2021   
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)  
 
6/2020/3257/MAJ 
 
BURFIELD CLOSE, HATFIELD, AL10 0BX 
 
DEMOLITION OF ALL EXISTING BUILDINGS AND ERECTION OF NEW BUILDING 
PROVIDING TEMPORARY ACCOMMODATION (CHANGE OF USE FROM C2 TO SUI 
GENERIS) COMPRISING 25 NO. SELF-CONTAINED DWELLING UNITS AND 18 NO. 
STUDIO ROOMS WITH COMMUNAL KITCHENS, ASSOCIATED STAFF 
OFFICE/STORE, 24 NO. SECURE UNDERCROFT CAR PARKING SPACES, CYCLE 
PARKING, LANDSCAPING AND ASSOCIATED WORKS 
 
APPLICANT: Welwyn Hatfield Borough Council 
 
 
1 Background 

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

Burfield Close into temporary housing for residents who may otherwise find 
themselves at risk of becoming homeless.  

 
2 Site Description 

 
2.1 The application site is located to the north of Wellfield Road near to Hatfield 

Town Centre. The site is served with its own access road which provides access 
to Wellfield Road. The site is also located immediately to the south east of the 
Alban Way Cycle path, with an access to this path being provided by a path 
which is located near the entrance of the site. Parking for the site is currently 
provided along the access road and within a central parking area. 
 

2.2 The site currently contains four residential blocks which are predominantly two 
storeys and built with red brick and tiled pitched roofs. The main part of the site is 
set back from Wellfield Road by approximately 40m, with the result that the site 
does not directly address this street. The site has an area of approximately 0.4 
hectares and is currently occupied by existing temporary residential 
accommodation which comprises twenty five units. The existing four blocks were 
built in the 1980’s to accommodate resident’s over 50 and who qualified for 
sheltered housing.  
 

2.3 The site does contain some existing soft landscaping but a large amount of the 
mature landscaping around the site, which includes tree, are not within the site 
but within the gardens of adjoining dwellings or land associated with the Alban 
Way Cycle path. 

 
3 The Proposal 



 
3.1 The proposal comprises the demolition of the existing buildings within the site and 

their replacement with a building arranged into four blocks and connected by external 
terraces and staircases.. The replacement building would range from 2 storeys to 3 
storeys and would provide 43 temporary accommodation units for families and 
individual households, a staff office, children’s play area and associated landscaping 
and amenity space. 

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: S6/1983/0039/DC  
Decision: Granted  
Decision Date: 17 February 1983 
Proposal: Six flats for elderly persons      
 

5.2 Application Number: 6/2019/1867/PA 
Decision: Refused  
Decision Date: 22 November 2019 
Proposal: Pre application advice for erection of a temporary housing scheme of 
45 dwellings within four residential flat blocks connected through communal 
spaces and gardens and ground floor parking area of 25 parking space 

 
6 Relevant Planning Policy 

 
6.1 National Planning Policy Framework 2021 (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 eight representations have been 



received, comprising eight objections.  All representations received are published 
in full on the Council’s website and are summarised below: 

Objections: 
 

 Height and scale out of proportion and will dominate surrounding 
properties 

 Overdevelopment of site 

 Invasion of privacy 

 Inadequate cycle access 

 Concerns about how the site would be operated 

 Increased noise being generated from the site 

 Loss of property value 

 This housing should be for social rent and not temporary housing 

 Consultation for the application was undertaken during lockdown 

 Block D should have more privacy screens 

 Length of the development works on site and the disruption this will cause 

 Lack of security 
 
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 Lead Local Flood Authority 

 HCC Growth Team 

 HCC Transport Programmes and Strategy 

 WHBC Public Health and Protection 

 WHBC Client Services 

 WHBC Landscape and Ecology 

 Conservation Officer 

 Hertfordshire Ecology 

 Hertfordshire Constabulary 

 Herts & Middlesex Wildlife Trust 

 Environment Agency 

 Thames Water 

 Affinity Water 

 Cadent Gas 

 HCC Fire and Rescue Service 
 

 
9.2 No response was received from the following consultees: 

 

 HCC Rights of Way 

 HCC NHS 

 WHBC Parking Services 

 WHBC Affordable Housing 

 HCC Spatial Planning 
 

 
10 Analysis 

 



10.1 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 
 

10.2 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 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 NPPF which supports the development of under-utilised land 
and buildings (para.120) and the efficient use of land (para.124) taking into 
account, amongst other criteria, the importance of securing well-designed, 
attractive and healthy places. 
 

10.3 The proposal comprises a temporary housing scheme (Sui Generis) to be 
delivered through the Council’s Affordable Housing Programme.  The purpose of 
housing is to provide temporary accommodation for residents who are homeless 
or who may otherwise become homeless. The development would also provide 
ancillary office space for the administration of the site and a play area for the 
occupants of the site to use. 

 
10.4 Whilst the scheme is proposed to deliver temporary housing, it would still 

contribute to the overall policy aim of delivering varied housing in the Borough.   
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. 

 
10.5 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 
temporary accommodation which in the context of the District Plan falls within the 
category of special needs housing. The application site is located within an 
existing residential area and as such the infrastructure has been developed to 
provide good transport links for existing residents. The site is located within 
reasonable walking distance from Hatfield Town Centre (approximately 400m) 
which provides a wide range of services and facilities. 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.   

 
10.6 The site has not been allocated in the District Plan for additional housing supply 

and as such comes forward as a windfall residential site of which 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; 
v. The physical and environmental constraints on development of land. 

 
10.7 The provisions of Policy SADM1 of the Council’s emerging Local Plan are also 

relevant. This policy is similar to Policy H2 of the Local 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.  
 

10.8 The proposal to re-develop the site into another residential use makes efficient 
use of previously developed land.  The site is located within Hatfield which is 
designated in Policy GBSP2 as a sustainable location where development will be 
directed.  It is within walking distance of Hatfield Town Centre where there are a 
range of services and facilities available.  Hatfield Train Station is approximately 
1.4m away and is accessible by frequent bus services and the cycle path which 
is adjacent to the site.  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 

 
10.9 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 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. 

10.10 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 

10.11 The application seeks to erect 43 units, a net increase of 18 units which equates 
to a density of 111.5dph.  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.   

10.12 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. 

10.13 The site is located within an accessible location where a higher density is 
encouraged. This is because the site is located within an existing settlement with 
good access to services and transport links. The buildings have been designed 
to range from two to three storeys in height, stepping down in height to the west 
of the site. The buildings are laid out in a curve shape which is similar to the 
curve of the adjoining section of Crawford Road to the north of the site and the 
buildings are linked by open access walkways. While the dwellings which border 
the site are all two storey, there are example of three storey buildings to the 
south of the site. These example can be seen within the three storey flats on the 
opposite side of Wellfield Road and the three storey office building on the same 
side of Wellfield road as the application site on the opposite side of the Alban 
Way cycle path. The scale of the buildings at three storey is therefore not usual 
in the immediate area which surrounds the site.  As a result of the sustainable 
location of the site, the character of the immediate area and the contribution to 
the stock of temporary housing within 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 

10.14 The proposal comprises the erection of four new linked blocks which would have 
flat roofs. These buildings would be set back from Wellfield Road which is to the 
south of the site by approximately 40m. The building would range from two to 
three storeys with Building A, to the west of the site being two storeys and the 
rest of the buildings being three storeys. The proposed layout would also mean 
that most of the site’s amenity space would be to the north of these buildings. 
Two ancillary single storey buildings are also included for bin storage and for the 
housing of a substation which be located to the south of the main part of the site, 
with one position close the southern boundary and the other close the eastern 
boundary of the site. 

10.15 This proposed layout of the residential buildings would mean, with the exception 
of Building D, the new buildings would be set in from the northern boundary of 
the site by a greater distance than the existing buildings within the site. 
Furthermore, while the northern edge of Building D would be closer to the 
northern boundary of the site than the existing building, as a result of this 
building’s position and orientation within the site only a small proportion of the 
building would be materially closer to this boundary than the existing two storey 



buildings to the north of the site. This proposed layout means that Buildings B 
and C would be located relatively centrally within the site and largely on the area 
which is currently used for car parking. To the west of the site, Building A would 
be further from the southern boundary of the site than the existing two storey 
building. While this building would be closer to the western boundary of the site 
than the existing building, it is important to note that this building would not be 
greater in height than the existing and because of its shape the flank wall nearest 
this boundary would be significantly smaller than the existing building. 

10.16 The main car parking for the development would be provided towards the eastern 
boundary of the site and predominantly underneath Buildings C and D. There 
would be pedestrian access via a footpath from within the site which would link to 
footpath on Wellfield Road. In addition, the proposal would create a new access 
to the site directly onto the St Alban Way cycle path and would retain the existing 
access to this cycle path which current exists to the south of the site.   

10.17 The application site is located within an area which is predominantly residential in 
character, with the dwellings which are immediate adjacent to the site on 
Wellfield Road and Crawford Road being two storey in height.  While the 
adjoining residential properties are two storey, as already discussed there are 
examples of three storey residential buildings on the opposite side of Wellfield 
within close proximity of the site. These flats are also positioned closer to 
Wellfield road with the result that they are more visible within the streetscene 
than the proposed buildings would be. Furthermore, while it is noted that the 
proposed use of flat roofs within this development would represent a change 
from the existing buildings which are pitched roofed, it is not considered that this 
would unacceptable within this location because there are other examples of flat 
roof buildings immediate to the east of the site on Wellfield Road. 

10.18 The existing buildings on the application site are set back from Wellfield Road by 
approximately 40m, with views of the built form within the site being restricted by 
dwellings on Wellfield Road as well as the St Albans Way cycle bridge, with 
associated soft landscaping.  As a consequence of this relation the built form 
within the site does not currently front Wellfield Road and therefore the principle 
elevation of the building do not address this road. The proposed site plan shows 
that the new buildings would be positioned slightly further away from Wellfield 
Road than the existing built form within the site and while the proposed car 
parking, as well as areas of hardstanding within the site would be relocated, the 
access road from Wellfield Road would remain in the same location.  

10.19 The buildings have therefore been carefully designed to sit sensitively within the 
site and respect the surrounding built form. This is because although three of the 
buildings would have an additional storey to that of the existing buildings, these 
building would only be approximately 1m greater in height than the existing two 
storey buildings because of their flat roof design. Furthermore, the proposed 
layout of the new building would further assist in reducing the impacts of the 
proposed changes to the built from. The reason for this is that the new buildings 
are generally set further away from the boundaries of the site and because of the 
proposed curved nature of the development which would mean that the primary 
elevations of these buildings would not face directly towards the rear elevations 
of the neighbouring dwellings. In addition, when the changes in layout of the 
proposed buildings, as well as proposed landscaping, are combined it is 
considered that these features would limit the impact of the proposed buildings 
on the immediate area. 



10.20 As a result of the above, it is considered that 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 

10.21 While the proposed blocks would be linked by raised access walkways, they 
have been designed to appear visually separate buildings rather than one 
building through by vertical separations and a curved layout.. These techniques 
assist in creating visual breaks within the building, lessening the scale and 
massing of the built form.  Furthermore, the variety of materials 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.  

10.22 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 

10.23 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 

10.24 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. 

10.25 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. 

10.26 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.  

10.27 The Council’s Conservation Officer has 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. 

Landscaping 

10.28 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. 

10.29 A Landscape Strategy and a Tree Protection Plan have been submitted as part 
of this 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. 

10.30 The Landscaping team have requested additional landscaping information which 
includes: plant/tree species, sizes, planting densities, planting methods, details of 
any green roofs (manufacture’s specification), and 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 
 

10.31 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. 

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

10.33 The Design and Assess Statement highlights a number of measures which have 
been proposed within the design of the scheme to discourage crime and it is 
noted that the applicant intends to have the scheme accredited under the 
‘Secured by Design’ (SBD) Scheme. The ways in which the proposed 
development would seek to achieve this is through the use of; secure perimeter 
fencing at the ground and first floor levels; defensible perimeters to private 
amenity spaces; and appropriate external lighting for the development. As a 
consequence, it is therefore considered that the proposed development would be 
secure by its design and that this design would effectively minimise the risk of 



crime within the site. This opinion is supported by comments received from 
Hertfordshire Constabulary, who were consulted as part of this application.  

10.34 In terms of fire safety, it is noted that the applicant has stated within their Design 
and Access Statement that the proposed development has been design in 
consultation with FCS Live Ltd and that the proposal includes a number of fire 
safety measures. In addition, the site has been design so that Fire Engines can 
easily access the site in case of an emergency.  

10.35 Hertfordshire Fire and Rescue presented no objections, subject to a fire hydrant 
being installed as part of the proposed development. It is considered that it is 
reasonable and appropriate that this be secure via an appropriately planning 
condition. 

3. Residential amenity  

10.36 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. 
 

10.37 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 

 
10.38 The proposal comprises 43 residents units.  There would be 18 x studio rooms 

with shared kitchens, with floor areas which would range in size from 16m2 – 
17m2, 10 x self-contained studios with floor areas which would range from 36m2 - 
40m2, 12 x 1 bedroom units self-contained (including three disable units) with 
floor areas ranging from 40m2 - 58m2, 2 x 2 bedroom units with floor areas 
ranging from 61m - 70m2. 

10.39 Whilst it is noted that the SADM11 of the Council’s Emerging Local Plan (2016) 
set out that all new proposals for C3 accommodation should meet the Nationally 
Described Space Standard, it is not considered given the nature of the proposed 
use of the site as temporary accommodation that the units within the 
development would fall within Class C3 of the Use Classes Order 1987 (as 
amended). As a result it is not considered that it is appropriate to assess the size 
of the proposed accommodation within this application against these standards. 
In addition, the proposed development would not fall within what would 
reasonably be considered as being a houses of multiple occupation.  

10.40 Further to the above it is considered that it is important to consider what the 
proposed use of the development is and whether the proposal development 
would meet the demands of everyday life for the intended occupants. With the 
exception of the 18 x studio rooms with shared kitchens, all the other proposed 
units would provide sufficient room for the occupants to sleep, relax, prepare and 
eat meals and wash. Although the 18x studios would not provide cooking 
facilitates within their rooms as these would be provided in communal kitchens 
which would be in close proximity to these rooms, they would provide future 
occupants with a bedroom/living area, private wash and bedroom facilities and 
some storage space. As a result of the above, it is considered that the proposals 



would meet the demands of everyday life for the intended occupants and would 
therefore be acceptable. 

10.41 Further to the above, the proposed layout, design and fenestration detailing for 
the proposed residential units means that each unit would receive an appropriate 
level of daylight and would have an acceptable outlook. As a result there is no 
objection to the proposed development on this ground.  

10.42 Further to the above, the Design and Access Statement, as well as the submitted 
plans, demonstrate that the three ground floor flats within Block C are designed 
to M4(3) of the Building Regulations to ensure full wheelchair accessibility. In 
addition, the proposed lift within Block C would provide access to all floors and 
the access corridors have been design to be of sufficient width (1.5m) to be 
accessible and to ensure compliance with Part M of the Building Regulations. In 
this regard, it is considered that the proposed development would be accessible 
and adaptable for the needs of the future users of the site. Furthermore, it is 
considered that it would be reasonable to secure these standards via condition.  

10.43 The design and layout of the residential units are considered to be adequate to 
provide a reasonable quality of living accommodation for the future occupiers of 
the site.  In addition, careful consideration has been given to make them a 
suitable form of temporary accommodation with an appropriate level of 
accessibility and adaptability.  

Amenity space 

10.44 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.   

10.45 While it is noted that some of the ground floor units would be provided with some 
private amenity space, the majority of the units would share the communal 
amenity space which is to the rear of the proposed buildings. It is considered that 
the proposed size of this communal amenity space is appropriate for the number 
of units and its proposed layout and design would make this space an attractive, 
as well as usable space. This is because while a large amount of the amenity 
space would be grass, this would be complemented by shrubs being planting 
around this area and through the planting of additional trees, which would help to 
provide high quality amenity space. It is therefore considered that subject further 
information being provided about the specific details of the landscaping within the 
site that this amenity space would be in line with the aims of the SDG, the NPPF 
and guidance set out in the National Design Guide.   

Noise 

10.46 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. 

A Noise Impact Assessment has been prepared by Hann Tucker Associates Ltd 
and submitted with the application which outlines that noise levels from 
commercial activities to the south east of the site, as well as other noises sources 
within the surrounding area. It is noted that this report acknowledges that the 
current noise levels from the commercial activities may be reduced because of 
Government restrictions because Covid-19. In addition an Overheating 



Assessment was submitted as part of this application to demonstrate how the 
proposed units would not overheat in the summer months. The Council’s Public 
Health and Protection Team were consulted as part of this application and they 
have not objected to the proposed development subject to conditions being 
imposed requiring the submission of additional information on noise and sound 
insulation. As a consequence, it would be reasonable to condition that this 
additional information be submitted and approved prior to the commencement of 
above grounds works. 

Neighbouring properties  

10.47 Policy D1 and the Council’s 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. 

10.48 The proposed scheme has been designed in a curved manner which is similar to 
the curved layout of the dwellings immediately to the north of the site on 
Crawford Road. This proposed layout is therefore different to the layout which 
currently exists on the site. 

10.49 As a consequence of the proposed layout of the buildings it is considered that the 
neighbours which are most likely to be impacted are the No.77-97 Crawford 
Road to the north of the site and 37 – 43 Wellfield Road which are to the west 
and south of the site. 

10.50 With regards No.77-97 Crawford Road which are to the north of the site these 
are two storey dwellinghouse which have their rear gardens to their south and it 
is these rear gardens which adjoin to the northern boundary of the application 
site. As a result of the proposed changes to the layout of the built form within the 
site, with the exception of Block D, all the other proposed buildings would be 
further away from this northern boundary than the existing built form. 

10.51 While Block D would be closer to the boundary than the existing built form, it is 
considered that as a result of the orientation of the building that only a relatively 
small part of the northern corner of the building would be closer with the majority 
of it being further away. In addition, as a result of the fact that these neighbouring 
dwellings to the north are served with large rear gardens, and as a consequence 
of the additional planting proposed along this boundary, it is not considered that 
this building would be sufficient overbearing to justify a reason for refusal.  

10.52 With regards to the impact that this building would have on privacy, while part of 
the proposed building would be closer to the northern boundary of the site as a 
result of the buildings orientation, the level of overlooking would not be dissimilar 
to the existing situation.  This is because it is proposed that the habitable 
windows within the North West elevation nearest this boundary would be fitted 
with view screen devices which would significantly reduce the potential levels of 
overlooking from these windows. In addition, the corridor windows within the 
North East elevational of the building would be obscured.  It is therefore judged 
that subject to a condition being imposed which would require that these view 
screen devices are permanently retained and that corridor windows are 
permanently obscured, as well as fixed shut below 1.7m, the proposed 



development would not result in an unacceptable change in the levels of privacy 
which the dwellings to the north of the site currently enjoy. 

10.53 Further to the above, although Blocks B and C would have an additional storey to 
the existing built form on site it is considered because of the increased distance 
of separation proposed between these buildings and the northern boundary of 
the site that these buildings would not be overbearing or result in a material loss 
in the levels of privacy currently enjoyed by the dwellings to the north of the site. 
In addition, as Block A would have a lower height that existing buildings and be 
positioned further away from the northern boundary of the site, it would not be 
overbearing or result in a loss in the levels of privacy currently enjoyed.  

10.54 With regards to No. 37 – 43 Wellfield Road, these are two storey dwellinghouses 
located to the west and south of the site.  Their rear gardens are to adjoin the 
southern and western boundary of the application site. As a consequence of the 
proposed arrangement of the new buildings within the site, it is considered that 
Block A is most likely to have an impact on these neighbouring properties. The 
reason for this is because this Block would be positioned nearest to these 
neighbouring dwellings. While it is noted that Block A would be closer to the 
western boundary of the site than the existing built form it is important to note 
that the overall height of this building would be less than the existing building and 
at its nearest position would maintain a gap of approximately 3m from it and the 
western boundary of the site. In addition, while the existing building effectively 
extends across much of the western boundary of the main part of the site, Block 
A would only extend along less than half of this boundary. As a result, although 
the proposed building would alter the relationship between these neighbours, and 
particularly No.41, it is considered that it would not be unacceptably overbearing 
or result in an unacceptable loss of light. In terms of privacy, it is judged that 
although the proposed building would be closer to the boundary, as the proposed 
building would have only one first floor window which would be recessed in from 
the main flank elevation facing this boundary and that this, as well as access 
staircase of this side of the building, would be behind view screening devices, the 
development would result in an acceptable relationship with neighbouring 
properties to the west of the site. While it is noted that the proposed cycle store 
would be closer to the western boundary of the site it is considered given its 
limited scale and lightweight design that this would be acceptable. 

10.55 With regards to its relationship to the southern boundary, even though the 
southern elevation of this building would be greater in width than the existing 
building on the site, which currently exists in this location, it is considered that as 
the proposed building would be smaller in height than the existing building and it 
would be set further away from this boundary that it would not be unacceptably 
overbearing or result in an unacceptable loss of light. Furthermore, having regard 
to the fact that the existing building already has habitable windows located nearer 
to the southern boundary of the site than the proposed building, the angle of the 
proposed building, proposed screening on first three floors nearest to the 
southern boundary, it is considered that the proposal would not harm the privacy 
of the neighbouring properties to the south of the site. While it is noted that the 
proposed substation would be closer to the southern boundary as this building 
would be limited in height and would be positioned so that it would be effectively 
adjacent to the existing garage at No.37 Wellfield road, it is not judged that this 
would result in an unacceptable relationship. 

10.56 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.  

10.57 Further to the above, while it is noted that concerns have been raised with 
regards to the proposed noise which would be generated from the new use of the 
site it is not considered that the proposed use would generate an unacceptable 
level of noise within this setting. This position is supported by the Council’s Public 
Health and Protection team who have raised no objection to the proposed 
development on this ground.  

Lighting 

10.58 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 to the proposed lighting scheme and lighting strategy. As 
a result, it is considered that subject to a condition being imposed which would 
require that the proposed development be in accordance with these details, the 
proposed lighting of the development would be acceptable. 

4. Highways and parking considerations 
 

10.59 Paragraph 111 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. Policy D5 of the District Plan requires all new development to make 
provision for pedestrian, cyclist and passenger transport facilities. 
 

10.60 The proposed access to the site would remain the same, with the site access 
being providing from Wellfield Road. While no changes are proposed to the 
access from Wellfield Road the internal road layout of the site  would change to 
accommodate the changes to the layout of the proposed buildings within the site. 
It is considered that these changes are appropriate and that they would allow the 
development to have an appropriate layout so that vehicles could safely access 
and exit the site. This opinion is supported by the Highways Authority who have 
no objection to the proposed development in principle, subject to appropriate 
conditions being imposed on any approval. These include a condition which 
would require pedestrian improvement, which would include providing dropped 
kerbs and tactile paving on the footways either side of Burfield Close at the 
junction with Wellfield Road. Furthermore, the Highways Authority have 
requested that the development contribute £16,281 for highway improvement 
within the immediate area as part of the South Central Growth and Transport 
Plan.  
 

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

On-site parking provision 

10.62 In terms of parking, paragraph 107 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 and the SPG use 



maximum standards which 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. 

10.63 The Highway Authority have presented no objection in regard to parking 
provision subject to a planning condition requiring that the development provides 
at least two plug-in electric vehicle spaces. It is considered reasonable to secure 
this via condition. 

10.64 The proposal comprises a temporary housing scheme for 43 residential units.  
Policy M14 and the  SPG indicates a standard of 0.75 spaces per unit including 
0.25 visitor spaces for sheltered dwellings. This therefore means that a total of 32 
spaces should be provided, including 10 spaces from visitors. As the proposed 
development would only provide 24 car parking space the proposed development 
would result in a shortfall of spaces within the development. 

10.65 As part of the Transport Statement which was submitted as part of this 
application, the applicant has justified the acceptability of this level of provision 
by making a comparison between this site and a comparable temporary housing 
site at Howlands House in Welwyn Garden City. This analysis demonstrates that 
at this site which has a comparable use to that proposed as part of this 
application that the car ownership ratio at this site was 0.49 cars/unit. As the 
proposed development would provide a parking space to unit ratio of 0.55 it is 
argued that the provision would be acceptable for the development proposed. It 
is considered that this analysis provides a clear justification for the level of 
provision proposed within this application. In addition, when this is combined with 
the fact that the site is within reasonable walking distances to the service and 
facilitates located within Hatfield Town Centre which can all be accessed using 
footpaths, it is considered that in this case the proposed level of provision is 
acceptable. 

10.66 A total of 56 secure cycle spaces are proposed, with 12 spaces being for visitors 
and the remaining 44 being for future residents. This cycle storage would be 
predominantly provided at ground floor level and it is considered that the 
proposed provision would be well designed so that it fits within the proposed 
development. The level of provision is compliant with the SPG and this help to 
encourage other means of transport other than a private car in line with the 
NPPF.  

10.67 While it is noted that concerns have been raised about the existing access from 
Burfield Close onto the Alban Way and that there may be scope to improve this 
access, it is important to note that this access is outside the application site and 
that Highways Authority have not stated that development should facilitate the 
improvement of this access. As a result, it is not considered that it would be 
reasonable or appropriate to refuse the applications because of the deficiencies 
within this access.   



10.68 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. 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. In addition, it is 
considered that it would be reasonable and appropriate to secure this provision 
via condition. 

5. Other considerations  

i) Ecology and biodiversity 
 

10.69 Paragraph 174 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 
180 of the NPPF goes on to listed principles that Local Authorities should apply 
when determining a planning application. It is stated within Paragraph 180(d) of 
the NPPF that “opportunities to incorporate biodiversity improvements in and 
around developments should be integrated as part of their design”. 

 
10.70 Policy R11 of the District Plan  and Policies SP11 and SADM16 of the emerging 

Local Plan outline that development will be required to demonstrate how it would 
contribute positively to the biodiversity of the site. 

 
10.71 The application is supported by a Preliminary Ecological Appraisal, Nocturnal Bat 

Survey and Preliminary Roost Assessment which were all produced by MKA 
Ecology.   

10.72 Hertfordshire Ecology have been consulted as part of this application and they 
have assessed the submitted ecological appraisals. In summary, their response 
is that the proposed development would be acceptable subject to a conditions 
being imposed that works be carried out in accordance with the submitted 
documentation and that additional information be provided about the location of 
the proposed bat boxes within the site. 

10.73 As a consequence of this advice it is considered reasonable and appropriate to 
require that the proposed conditions are imposed on any approval to make sure 
that the proposed development is acceptable in ecological terms.  

 
ii) Flood risk and sustainable drainage 
 

10.74 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.  



10.75 This application is supported by a Flood Risk Assessment by Conisbee.  The 
Lead Local Flood Authority and Environment Agency have been consulted as 
part of this application and they have raised no objection, in principle, to the 
Drainage Strategy submitted by the applicant and a condition that the infiltration 
of surface water to the ground is not permitted without written consent from the 
Local Planning Authority. Although in principle the Lead Flood Authority have no 
objection to the proposal they have asked that conditions be imposed on any 
approval requiring that the proposed development accords with the details 
submitted within the submitted Drainage Strategy and also that further drainage 
assessments and data be submitted, and approved, prior to the occupation of the 
dwellings on site. Accordingly, subject to the recommended conditions being 
imposed on any approval, the proposed development would be in accordance 
with Policy R7 of the District plan (2005), Policy SADM14 of the Emerging Local 
Plan (2016) and the NPPF.  
 
iii) Renewable energy and sustainability credentials 
 

10.76 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’ 

10.77 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. 

10.78 An Energy Strategy has been produced by BSP and accompanies this 
application. The study presents energy saving measure recommendations for the 
development based on preliminary SAP and SBEM calculation. This report states 
that through the use of Air Source Heat Pumps and Photovoltaic Solar Panels 
that the proposed development would be able to achieve approximately a 71% 
reduction in CO2 emissions when compared with the emissions which would 
occur if the development were only to be constructed in accordance with Building 
Regulations Part L 2013. 

10.79 Subject to a condition being imposed which would require that the proposed 
measures set out within this Energy Strategy are implemented in accordance 
with the recommendations of this Strategy, it is considered that the proposed 
development would comply with local and national planning policy. 

iv) Chalk mining  
 
10.80 Paragraph 183 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 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. 



10.81 As with all developments across Hatfield, the suitability of the development in 
accordance with the above mentioned Paragraphs of the NPPF, needs to be 
considered. While this is the case it is important to note that the application site is 
located outside any know chalk mining site, and the site is not located within or 
close to any buffer zones for chalk mining sites. As a result, although no 
information has been submitted as part of this application to demonstrate that the 
land is sufficiently stable to enable the development proposed, an assessment 
has been made using the Council’s own risk assessment tool assess the 
potential risk to the proposed development which has found that the risk is low.  

10.82 As a consequence of the fact that the proposed risk to the development is 
considered to be low, it is considered that it is not necessary for the applicant to 
provide any assessment at this stage. Having said this it is considered that it 
would be reasonable and appropriate given the limited risk to impose a condition 
on any approval requiring that prior to the commencement of the development on 
site a Structural Design Certificate and a scheme to deal with existing ground 
conditions should be submitted and approved by the Local Planning Authority.  
Subject to such a condition being imposed, and a subsequent condition requiring 
that works must be carried out in accordance with the finding and 
recommendation of these assessment, it is considered the proposed 
development would be in accordance with local and national planning policies. 

v) Contaminated land 
 

10.83 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. 

10.84 A Site Investigation Report has been undertaken by Harrison Geotechnical 
Engineering dated June 2020.  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.  While it is noted that the potential 
risk of contamination within this site are low it is considered that it would be 
reasonable and appropriate to impose watching brief conditions so that if any 
unexpected contamination is found that this is properly considered by the Local 
Planning Authority. As a result it is judged that it would be reasonable and 
appropriate to impose such conditions. It should be noted that this position is in 
accordance with comments received by the Council’s Public Health and 
Protection team.  

10.85 In addition, it is noted that Affinity Water have raised concerns that if the 
development were required to use different foundations to that currently 
proposed (shallow strip foundations), that further investigations would need to be 
undertaken to establish potential contamination risks.. As a consequence, it is 
considered that it is reasonable to impose such a condition to make sure that 
such changes are appropriately considered by the Local Planning Authority   

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

     
vi)  Refuse and recycling 

10.87 The Council’s Client Services Team have been consulted as part of this 
application and raised no objection to the principal of the proposed development 



but they have requested that appropriate monies for refuse and recycling 
provision on the site are provided as part of any approval. It is considered that if 
this application were approved that these monies could be secured through the 
proposed obligation. 
  

10.88 It should be noted that the applicant has indicated within the submitted  that 
these monies would be provided through a future planning obligation were this 
application to be granted.  
 
vii)  Environmental Impact Assessment 

10.89 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 

10.90 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. 

 
10.91 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 
 

10.92 Hertfordshire County Council Transport and Strategy Team have requested that 
financial contributions of £16,281 for highway improvement within the immediate 
area as part of the South Central Growth and Transport Plan.  

Welwyn Hatfield Contributions 

10.93 WHBC Client Services have found the proposal to be acceptable, subject to 
S106 contributions being provided to cover the costs of bin provision for the 
proposed development.  This refuse contribution would not be subject to the 
pooling system, as this is specific to the proposed development.  



10.94 In accordance with the Council’s Planning Obligations SPD a monitoring fee of 
£976 will also be required and payment will be required to be made prior to 
commencement of the development.   
 

10.95 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.    

 
10.96 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.   
 

10.97 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. 

 
11 Conclusion  
 
11.1 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. 

11.2 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. 

12 Recommendation   
 
12.1 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: 
 

 South Central Growth and Transport Plan - £16,281 

 Refuse and Recycling Provision - £3242.44 
 

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. No excavations (other than for the shallow strip foundations currently proposed) 
shall be carried until the following has been submitted to and approved in writing 
by the Local Planning Authority in conjunction with Affinity Water: 

i) An Intrusive Ground Investigation to identify the current state of the site 
and appropriate techniques to avoid displacing any contamination to a 
greater depth. 
 

ii) A Risk Assessment identifying both the aquifer and the abstraction 
point(s) as potential receptor(s) of contamination.  
 

iii) A Method Statement detailing the depth and type of excavations (e.g. 
piling) to be undertaken including mitigation measures (e.g. appropriate 
piling design, off site monitoring boreholes etc.) to prevent and/or 
minimise any potential migration of pollutants to public water supply. 
Any excavations must be undertaken in accordance with the terms of 
the approved method statement. 

 
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 



others offsite in accordance with Policies 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 Tree Protection Plan drawing no. L002 Rev A 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. No development shall take place until a detailed surface water drainage scheme 
for the site based on the approved Flood Risk Assessment and Drainage Strategy 
carried out by Conisbee, dated 28 September 2020, 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 modelling of the drainage network for all rainfall events up to 
and including the 1 in 100 year rainfall event including 40% of climate change. 

2. Final detailed drainage layout for each of the proposed development site 
which indicate the size, volume, depth of the SuDs features including any 
connecting pipe runs. 

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

4. Final detailed management plan to include arrangements for adoption and any 
other arrangement to secure the operation of the scheme throughout its 
lifetime. 

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 development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment and Drainage Strategy  
carried out by Conisbee, dated 28 September 2020 and the following mitigation 
measures: 

1. Limiting the surface water runoff generated by the critical storm events so that 
it will not exceed the surface water runoff rate of 2 l/s during 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.  

3. Discharge of surface water from the private drainage network into the existing 
Public 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. 

7. No drainage systems for the infiltration of surface water to the ground are 
permitted other than with the written consent of the local planning authority. Any 
proposals for such systems must be supported by an assessment of the risks to 
controlled waters. The development shall be carried out in accordance with the 
approved details. 

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. 

8. The mitigation measures set out in the submitted report titled 'Preliminary 
Ecological Appraisal' by MKA Ecology dated January 2020 and 'Nocturnal Bat 
Survey' Report by MKA Ecology dated February 2020 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. 

9. The development hereby permitted shall not be carried out other than in 
accordance with the approved Energy Strategy by BSP dated September 2020. 

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. 

10. Prior to the commencement of the development on site a Structural Design 
Certificate and a scheme to deal with existing ground conditions should be 
submitted and approved by the Local Planning Authority. 

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

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. 

11. 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 part 2 of 
this condition, and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of part 3 of this condition, 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 part 3 of this condition. 
 

2. Site Characterisation  
 

An investigation and risk assessment, in addition to any assessment provided 
with the planning application, must be completed in accordance with a scheme 
to assess the nature and extent of any contamination on the site, whether or 
not it originates on the site. The contents of the scheme are subject to the 
approval in writing of the Local Planning Authority. The investigation and risk 
assessment must be undertaken by competent persons and a written report of 
the findings must be produced. The written report is subject to the approval in 
writing of the Local Planning Authority. The report of the findings must include:  

 
(i) a survey of the extent, scale and nature of contamination;  

 
(ii) an assessment of the potential risks to: • human health, • property 

(existing or proposed) including buildings, crops, livestock, pets, 
woodland and service lines and pipes, • adjoining land, • groundwaters 
and surface waters, • ecological systems, • archeological sites and 
ancient monuments;  

 
(iii)  an appraisal of remedial options, and proposal of the preferred 

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

 
3. 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.  

 
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 
others offsite in accordance with Policies R2 and R7 of the Welwyn Hatfield 
District Plan 2005 and the National Planning Policy Framework. 

 

12. No development shall commence until such time as a Stopping Up Order to 
remove all highway rights over the land indicated by the start of the ramp on the 
attached plan (BC-RT18096-XX-00-DR-A-00110) has been granted and all 
Highway rights have been successfully removed.  



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 12 of 
Hertfordshire’s Local Transport Plan (adopted 2018) and the National Planning 
Policy Framework. 

PRIOR TO ABOVE GROUND DEVELOPMENT 
 

13. No above ground works (excluding works of demolition) shall take place until a 
scheme for the provision of adequate water supplies and fire hydrants, necessary 
for firefighting purposes at the site, has been submitted to and approved in writing 
by the Local Planning Authority. The development shall not be occupied until the 
scheme has been implemented in accordance with the approved details.  

REASON: to ensure adequate water infrastructure provision is made on site for 
the local fire service to discharge its statutory firefighting duties in accordance 
with the National Planning Policy Framework 

14. No above ground works (excluding works of demolition) shall commence until, the 
applicant has 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 transport sources which shall be implemented before any part of the 
accommodation hereby approved is occupied, unless the Local Planning 
Authority otherwise agrees in writing.  
 
The scheme shall ensure the indoor ambient noise levels in living rooms and 
bedrooms meet the standards within BS 8233:2014. Relaxed noise levels in BS 
8233:2014 will not be accepted in living rooms and bedrooms. Internal LAmax 
levels should not exceed 45dB more than ten times a night in bedrooms.  
 
Where opening windows raises the internal noise levels above those within 
BS8233, the mechanical ventilation will need to be installed, with ventilation rates 
required to meet those found within The Noise Insulation Regulations 1975.  
 
Alternative methods (such as passive systems) and rates can be considered, 
however, evidence that overheating will not occur will need to be provided in the 
form of a SAP assessment conducted with windows closed, curtains/blinds not 
being used, showing the required ventilation rates to ensure that the medium risk 
category is not exceeded. Details must be provided of the ventilation system to be 
installed and to demonstrate that it will provide the ventilation rates shown in the 
SAP Assessment.  
 
Outdoor amenity areas will need to meet the 55dB WHO Community Noise 
Guideline Level. If outdoor amenity areas cannot comply, then it must be shown 
through measurements that a suitable place is available within 5 minutes walk 
from the development that complies with the amenity noise level. 
 
The scheme shall subsequently be implemented in accordance with the approved 
details prior to the occupation of the development. 

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. 



15. No above ground works (excluding works of demolition) shall commence until the 
applicant shall submit to, for approval in writing by the Local Planning Authority, 
details relating to a scheme to mitigate the noise from nearby commercial 
activities, deliveries, plant and equipment, to ensure that there will be no adverse 
impact to future residents. Assessment for noise from commercial operations 
must be in accordance with BS4142.  

Indoor ambient noise levels in living rooms and bedrooms from commercial noise 
sources must be 10dB below the standards within BS 8233:2014 and LAmax 
levels do not to exceed 40dB internally with windows closed. In instances where 
windows are open, noise from commercial operations should not exceed the 
standards of BS8233:2014 by more than 5dB.  
 
The noise report must include details regarding reduced operating schedules in 
relation to Covid and consider what additional operations will take place under 
normal working activities and the effects this will have on noise levels. 
Consideration must be given to potential commercial operating hours and 
likelihood of commercial expansion. 

The scheme shall subsequently be implemented in accordance with the approved 
details prior to the occupation of the development. 

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. No above ground works (excluding works of demolition) shall commence until a 
detailed plan showing the location and types of nesting boxes for bats and birds 
has been submitted and approved in writing by the Local Planning Authority.  

The scheme shall subsequently be implemented in accordance with the approved 
details prior to the occupation of the development. 

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. 

17. No development above ground floor slab level (excluding works of demolition) 
shall commence until a plan demonstrating dropped kerbs and tactile paving on 
the footways eitherside of Burfield Close at the junction with Wellfield Road, has 
been submitted to and approved by the Local Planning Authority 

The scheme shall subsequently be implemented in accordance with the approved 
details prior to the occupation of the development. 

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 1 and 5 of 
Hertfordshire’s Local Transport Plan (adopted 2018) and the National Planning 
Policy Framework. 

18. No above ground works (excluding works of demolition) 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); 

- Car parking layout and markings 

-  Vehicle and pedestrian access and circulation areas 
 

The scheme shall subsequently be implemented in accordance with the approved 
details prior to the occupation of the development. 

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. 

19. No above ground works (excluding works of demolition) 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 
 
20. Prior to the occupation / use of the development hereby permitted, the 

development shall include provision for at least 10% (2 spaces) of the car parking 
spaces to be designated for plug-in Electric Vehicles (EV) and served by EV 
active charging points. Thereafter such provisions must be retained permanently 
thereafter. 
 
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, 19 and 
20 of Hertfordshire’s Local Transport Plan (adopted 2018) and the National 
Planning Policy Framework. 
 

21. Prior to occupation of the development hereby permitted, the refuse and recycling 
area illustrated on drawing no. BC-RT18096-XX-00-DR-A-00220 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. 

22. Prior to the first occupation of the development hereby permitted the proposed 
access, onsite car parking, as well as servicing areas shall be laid out, 



demarcated, levelled and surfaced in accordance with the approved plan and 
retained thereafter available for that specific use. 

  REASON:  To ensure that the spaces are provided prior to the occupation of the 
units in the interests of highway safety in accordance with the National Planning 
Policy Framework. 

 
23. 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. 

24. Prior to the occupation of the development hereby permitted the three ground 
floor flats within Block C must be laid out so as to accord with M4(3) of the 
Building Regulations to ensure full wheelchair accessibility. In addition, the 
proposed lift within Block C must provide access to all floors and the access 
corridors must be of sufficient width (1.5m) to be accessible and to ensure 
compliance with Part M of the Building Regulations. Thereafter, this layout and 
facilities must be retained permanently for the occupiers of the development 
hereby approved. 

REASON: To ensure that suitable housing is provided for households in need of 
accessible and wheelchair housing in accordance with Policies D1, and H10 of 
the Welwyn Hatfield District Plan 2005; Policy SP 7 of the Welwyn Hatfield 
Borough Council Draft Local Plan Proposed Submission August 2016, and the 
National Planning Policy Framework. 
 

25. Prior to the occupation of the development hereby permitted the corridor windows 
within the North East elevation of Block D and shown within Drawing BC-
RT18096-XX-00-DR-A-00403 Rev. PL02 must be obscure-glazed and non-
opening unless the parts of the window which can be opened are more than 1.7m 
metres above the floor of the corridor in which they are installed. Thereafter these 
windows shall be retained in this form. 

REASON:   To protect the residential amenity and living conditions of adjoining 
occupiers in accordance with Policy D1 of the Welwyn Hatfield District Plan 2005 
and the National Planning Policy Framework. 

26. Prior to the occupation of the development hereby permitted the window screen 
devices within the North West elevation of Block D and shown within Drawing BC-
RT18096-XX-00-DR-A-00404 Rev. PL03 must be installed. Thereafter these 
window screen devices must be permanently retain.   

REASON:   To protect the residential amenity and living conditions of adjoining 
occupiers in accordance with Policy D1 of the Welwyn Hatfield District Plan 2005 
and the National Planning Policy Framework. 

27. 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. 

28. 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. 

POST DEVELOPMENT 
 

29. 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. 

 
DRAWING NUMBERS 

 
30. 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 

0101-P01  Landscape Layout Plan 21 December 

2020 

0501-P01  Landscape Details 21 December 

2020 

RT18096_XX_00_DR_A_

00010 

PL01 Existing Block Plan 3 December 

2020 

RT18096_XX_00_DR_A_

00020 

PL01 Existing Ground Floor 

Plan 

3 December 

2020 

RT18096_XX_00_DR_A_ PL01 Existing First Floor Plan 3 December 



00021 2020 

RT18096_XX_00_DR_A_

00031 

PL01 Existing Elevations 

Sheet 1 

3 December 

2020 

RT18096_XX_00_DR_A_

00032 

PL01 Existing Elevations 

Sheet 2 

3 December 

2020 

RT18096_XX_00_DR_A_

00033 

PL01 Existing Elevations 

Sheet 3 

3 December 

2020 

RT18096_XX_00_DR_A_

00100 

PL01 Location Plan 3 December 

2020 

RT18096_XX_00_DR_A_

00223 

PL01 Proposed Roof Plan 3 December 

2020 

RT18096_XX_00_DR_A_

00401 

PL01 Proposed Elevations 

Block A 

3 December 

2020 

RT18096_XX_00_DR_A_

00402 

PL01 Proposed Elevations 

Block B 

3 December 

2020 

RT18096_XX_00_DR_A_

00511 

PL01 Proposed Sections 

Sheet 1 

3 December 

2020 

2007-WWA-00-XX-DR-L-

0101 

PL03 Landscape Layout Plan 24 June 2021 

0102-P01 PL03 Rendered Layout Plan 24 June 2021 

0301-P01 PL03 Landscape Planting 

Strategy 

24 June 2021 

RT18096_XX_00_DR_A_

00403 

P02 Proposed Elevations 

Blocks C & D- Sheet 1 

24 June 2021 

RT18096_XX_00_DR_A_

00404 

PL Proposed Elevations 

Blocks C & D - Sheet 2 

24 June 2021 

BC-RT-18096-XX-00-DR-

A-00405 

PL01 Sub Station Plan 

Elevations 

24 June 2021 

BC-RT-18096-XX-00-DR-

A-00406 

PL01 GA Elevation North 24 June 2021 

BC-RT-18096-XX-00-DR-

A-00407 

PL01 Cycle Store West 24 June 2021 

BC-RT-18096-XX-00-DR-

A-00408 

PL01 Cycle Store South 24 June 2021 

BC-RT-18096-XX-00-DR-

A-00409 

PL01 Bin Store East 24 June 2021 

RT18096_XX_00_DR_A_

00512 

PL02 Proposed Sections 

Sheet 2 

24 June 2021 

RT18096_XX_00_DR_A_ PL02 Proposed Site Plan 24 June 2021 



00110 

RT18096_XX_00_DR_A_

00221 

PL02 Proposed First Floor 

Plan 

24 June 2021 

RT18096_XX_00_DR_A_

00220 

PL02 Proposed Ground Floor 

Plan 

24 June 2021 

RT18096_XX_00_DR_A_

00222 

PL02 Proposed Second Floor 

Plan 

24 June 2021 

RT18096_XX_00_DR_A_

00241 

PL02 Proposed Landscape 

Strategy 

24 June 2021 

  

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. 

 
 

William Myers (Development Management) 
Date: 2 August 2021 
 



 


