
Part I
Executive Member: 
Councillor S Boulton

WELWYN HATFIELD BOROUGH COUNCIL
DEVELOPMENT MANAGEMENT COMMITTEE
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)
 

6/2018/2943/MAJ

ROYAL VETERINARY COLLEGE HAWKSHEAD LANE NORTH MYMMS 
HATFIELD AL9 7TA

APPLICANT: ROYAL VETERINARY COLLEGE

AGENT: AECOM

(Welham Green and Hatfield South)

1 Site Description

1.1 The Royal Veterinary College (RVC) is a long established veterinary college 
where the veterinary medical & nursing students and specialists (in training) 
undertake their learning. The college is split into two main campuses in 
Camden (Central London) and North Mymms (Welwyn Hatfield). 

1.2 The Hawkshead campus accommodates clinical and research facilities as 
well as a substantial portion of the college’s administrative functions. The site 
also includes halls of residence and supporting domestic, social and (indoor 
and outdoor) sporting facilities. The approved masterplan shows that the 
college owns a substantial amount of the farmland surrounding the campus.

2 The Proposal

2.1 The Hawkshead campus comprises a complex of buildings which have been 
developed in successive stages over the years. The masterplan recognises 
the key roles attributed to each part of the site (social, learning and clinical) 
setting out coherent spatial strategy over the coming years. The central core 
of buildings comprising the main clinical block is made up of poor quality 
1950s buildings that are no longer fit for purpose and do not lend themselves 
to the effective and efficient use of the site.

2.2 The following photo collage shows the collection of buildings which make up 
main clinical block which, although operational and functional, does not 
present either an efficient layout or aesthetically pleasing appearance. The 
buildings are deteriorating and represent a poor use of the area they occupy. 
The plan below indicates the location and direction of the photo views and in 
red the extent of the clinical block being removed.





2.3 It is this central block that is proposed to be demolished resulting in the 
removal of 2,415 sq.m of floorspace. Looking at the aerial photo below it will 
be much of the buildings in background within the red line which will be 
removed. The newer Eclipse (main foreground) and TaRC (right hand 
foreground) buildings will be retained – albeit TaRC is subject to modifications 

New building works. 

2.4 The removal of the clinical space and external areas would be occupied by 3 
storey structures of 6,425 sq.m. as indicated in red on the ground floor plan 
below



2.5 Key CGI views of the proposals are represented in the Appendix 1. 

2.6 This new accommodation would provide research spaces, teaching facilities, 
staff offices, student study spaces, break out areas and landscaped courtyard. 
The planning statement indicates the space requirements respond to the 
demand for quality accommodation as part of the College realising its 
ambitions to compete internationally and retain appropriate accreditation. 

2.7 The planning statement states:

“The proposed building is to become the ‘heart’ of the Campus, with an 
enclosed two-storey atrium concourse providing internal connections 
between the TaRC and Eclipse buildings and forming a central hub of 
activity. The proposal has also sought to rationalise the entrance to the 
Royal Veterinary College to reflect the prestige of the college and 
location of the building.”

2.8 The layout is proposed to consolidate the teaching and research core of the 
Campus with additional social learning space and a new library study area. 
The existing floorplates of the Eclipse building will be converted from open 
plan social learning spaces to cellular and open plan offices accommodation 
for teaching and research staff.

2.9 The design concept is explained in the Design and Access Statement as 
follows:

“At the earliest stage NORR [the architects] established the key 
strategy to create an internal street linking social space to research 
space via a central social hub at the heart of the campus. (P34 DAS)”



2.10 The proposed building layout and shape is described as follows:

“Limited by the height of the existing buildings and by a need to tie into 
existing floor plates the proposed massing is three storeys and links 
the Eclipse and TaRC buildings. In linking with the existing buildings 
the plan arrangement forms a horse shoe around a central street and 2 
storey high atrium. (P40, DAS) ”

2.11 An internal courtyard is being created with this development to re-provide the 
existing car parking and cycle parking spaces. This internal courtyard has 
been designed as a flexible space that can be cleared out to act as student/ 
staff amenity space or events space.

2.12 A landscaping strategy has also been submitted which sets out the 
arrangements with this courtyard and surrounding spaces.

3 Reason for Committee Consideration

3.1 This application is presented to the Development Management Committee 
because it has been advertised as a departure from the provisions of the 
development plan. The site represents a major development within the green 
belt where inappropriate development should not be approved except in very 
special circumstances. There are specific policies that apply to this site as a 
major developed site within the green belt and the site has recently been the 
subject of an approved masterplan. A recommendation of approval would 
moreover trigger a referral to the Secretary of State under the Town and 
Country Planning (Consultation) (England) Direction 2009. 

4 Relevant Planning History

Pre-application Advice

4.1 The applicant held a series of meetings with the planning department 
throughout 2018 following the approval of the Masterplan in June. This was 
with a view to devising a detailed scheme for Site A. Details of the Design 
Review Panel are discussed below. The Design and Access statement sets 
out various iterations of the scheme including its final set of changes in 
responding to the design review panel. 

4.2 Design Review Panel

4.3 Herts Design Review Panel considered this scheme at the college on 10th 
September 2018. The panel supports the development of a new social hub for 
the campus and its scale and disposition as well as the guide provided by an 
approved masterplan. The panel is supportive of the Eclipse and TaRC 
buildings. At the time of meeting the panel felt that further work is needed to 
bring about the next stage of design to link internal space planning with a 
coherent external architectural expression. Key points are set out below: 



 Clarify and define the identity and character of the new hub building 
and how its architecture will contribute to the development of a 
cohesive architectural identity for the campus.

 In particular, reconsider the proposed ‘wrapped’ building façade and 
the chosen elevational treatment, which at present appears to be over-
complicated and unconvincing.

 Develop a Strategic Landscape Plan for the whole campus to ensure 
buildings sit within a wider landscape context, addressing how 
landscape treatments (including material palettes) can help create a 
sense of place, ensuring also the overall cohesion of key design 
principles, and providing a potential framework for the delivery of a 
phased programme of identified priorities.

 Give greater thought to the arrival sequence into the campus and 
enhance the visibility of the hub entrance, relating this carefully to the 
developing Landscape Plan, to ensure the coherence of the spatial and 
network hierarchies and linkages.

 Challenge the need for the new parking courtyard and, as part of the 
strategic Landscape Plan; explore whether this can be developed into a 
more attractive space.

 Review and assess current and projected requirements for car parking 
provision at RVC as part of the overall landscape strategy, to enable 
the potential proposal to omit car parking from the new courtyard. 

 Develop a Management and Maintenance Plan for the whole site, 
which could include sustainability and ecological principles for 
enhanced biodiversity, grassland management/ meadow creation 
(animal grazing), wildlife habitat creation, food production (orchards, 
bee hives, allotments, etc), and SuDs/ water retention and recycling 
strategies (including the swale system). 

4.4 These points have been responded to in the applicant’s Design and Access 
Statement as well as other supporting documents and are considered in the 
analysis below. . 

Relevant Previous Decisions

4.5 The site has largely been developed since the 1950s when it was a field 
station to then provide a rural campus facility for the College. Relevant and 
recent developments have been set out in the table below. 



Application 
Reference 
Number 

Description of 
Development 

Location Decision 

S6/2000/0039/FP Erection of new 
college building 
incorporating 
learning resource 
centre, reception 
and administrative 
offices, new 
vehicle access 
and car parking

Eclipse Building - 
located West of 
Application Site. 

Approved 2001 

S6/2007/0426/FP Extension to 
existing clinical 
building, to 
provide research 
laboratories and 
associated office 
space

CREED Building: 
Research 
Laboratories and 
Offices (located 
North of 
Application Site) 

Approved 2007 

S6/2009/1890/MA Erection of 
teaching and 
research centre 
comprising main 
Reception and 
research 
laboratories 
following 
demolition of 
Existing equine 
centre

TaRC building – 
located to the 
south of the 
Application Site. 

Approved 2009 

6/2018/0729/CN Hawkshead 
Campus 
Masterplan

Site wide 
masterplan

Approved 2018

5 Planning Policy

5.1 National Planning Policy Framework 2018 Paragraphs 143-147 in 
particular deal with green belt matters. 

5.2 Welwyn Hatfield District Plan 2005

Relevant policies are listed below:

GBSP1 Definition of Green Belt
SD1 Sustainable development
R3, R4 Energy



R7 Ground and surface water
R11 Biodiversity and development
M1 Integrating transport and land use
M3 Green Transport plans
D1-D8 Design and landscaping
M14 Parking standards – new development
RA5 Major developed sites in the green belt (limited 

infilling)
RA6 Major developed sites in the green belt 

(redevelopment)
RA7 Royal Veterinary College

5.3 Welwyn Hatfield Draft Local Plan 2016

SP1 Delivering sustainable development
SP9 Place making and high quality design
SADM34 Development in the green belt

6 Site Designation 

The site lies within the following designations in the Welwyn Hatfield District 
Plan 2005:

GB - Greenbelt 

LCA - Landscape Character Area (Mimmshall Valley)

MDS - Major Developed Site in the Green Belt (RA5,RA6,RA7)

PAR - PARISH (NORTH MYMMS) 

Wards - Welham Green & South Hatfield 

WCCF - Watling Chase Community Forest 

Flood Zone Surface Water 

HEN - No known habitats present (high priority for habitat creation) 

SAGB - Sand and Gravel Belt 

7 Representations Received 

7.1 The application was advertised by means of site notice, press notice and 
neighbour notification letters.  No representations have been received from 
local people. 

8 Consultations Received 

8.1 WHBC Parking Services: Hertfordshire County Council Transport 
Programmes and Strategy (HCCTPS)  Hertfordshire County Council as 



Highway Authority has no objection subject requirements in relation to the 
implementation of the travel plan and to the details of parking. 

8.2 Hertfordshire County Council Lead Local Flood Authority object on the 
grounds that more detail is required and measures to promote more 
sustainable solutions are preferred. Further discussions on this matter will 
have taken place by the time of the Development Management Committee 
meeting on 28 February 2019.

8.3 Hertfordshire Constabulary Colleagues from the protective services world 
and myself have arranged a meeting with the architectural team regarding this 
proposed development and on this basis I am happy that security will be 
considered in detail and commensurate measures incorporated into the 
designs. I therefore am able, at this stage to fully support this application from 
a crime prevention perspective.

8.4 Thames Water (TW) With regard to surface water drainage, Thames Water 
would advise that if the developer follows the sequential approach to the 
disposal of surface water we would have no objection. Where the developer 
proposes to discharge to a public sewer, prior approval from Thames Water 
Developer Services will be required. The applicant has dealt with this via the 
material that has been submitted to the LLFA and an appropriate informative 
is recommended regarding surface water discharge. 

8.5 Environment Agency (EA) The site is located in source protection zone 
(SPZ) 1, therefore this proposal needs to be dealt with in a way which protects 
the underlying groundwater. Updated comments from the applicant have 
resulted in a recommendation for a pre-commencement contaminated land 
condition which has also been agreed in writing with the applicant. 

8.6 Cadent Gas recommend that informatives be imposed in relation to works 
affected gas apparatus. 

8.7 Hertfordshire Ecology  have considered the updated Preliminary Ecology 
Assessment and have no objections subject to conditions relating to bat 
surveys and landscape/ecological management.

9 Town / Parish Council Representations

9.1 North Mymms Parish Council comment that 

“….this is a missed opportunity to build something more in keeping with 
the surrounding land and buildings as the elevations of the proposed 
building will be visible to Hawkshead Lane with only minimal screening 
proposed to the area in front. The use of bronze metal and concrete give 
a very commercial/industrial appearance and is not considered 
appropriate for a rural location. The use of concrete is not 
environmentally friendly from the point of view of sustainability or 
sympathetic material for a rural location. In the future this will be very 
difficult to clean. Whilst some of the design is reflective of existing 



buildings this would have been a good opportunity to enhance the 
campus with a building that reflects it context in the countryside.”

10 Analysis

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

1. The impact of the development on the green belt having regard to 
national and local policies (RA5, RA6 and RA7). Related to this is how 
the proposed development respects and relates to the character and 
context of the area (D2)

2. Features high quality design which incorporates the design principles of 
the plan and Supplementary Design Guidance (GBSP1, GBSP2, D1)

3. Transport and access issues considering parking facilities and access 
and movement in and around the site 

4. Other environmental matters 

1. Green belt Issues. 

10.2 The framework for assessing green belt is as set out in the relevant national 
and local policies and the approved masterplan. Whilst the development has 
been advertised as a departure from the provisions of the development plan 
its acceptability is dependent on a weighing up of all these considerations. 

10.3 The National Planning Policy Framework has a section entitled ‘Proposals 
affecting the green belt’. Its opening paragraphs state:

“143. Inappropriate development is, by definition, harmful to the Green 
Belt and should not be approved except in very special circumstances. 

144. When considering any planning application, local planning 
authorities should ensure that substantial weight is given to any harm 
to the Green Belt. ‘Very special circumstances’ will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness, and 
any other harm resulting from the proposal, is clearly outweighed by 
other considerations.”

10.4 The following policies deal with major developed sites within the green belt. 

 Policy RA5 permits limited infilling subject to no greater impact on the 
green belt, not exceeding the height of existing buildings, not leading to a 
major increase in the developed portion of the site, being consistent with a 
masterplanning brief and avoiding negative highway impacts.

 Policy RA6 permits complete or partial demolition subject to no greater 
green belt impact (and if possible less), proposals should not occupy a 
greater footprint than the existing buildings or be of greater height and be 
brought forward in the context of a masterplan 



 Policy RA7 relates specifically to the Royal Veterinary College indicating 
that development must fulfil the criteria in Policies RA5 and RA6, within the 
context of the masterplan and the Major Developed Site boundary. 

The following should be noted:

9.16 The Royal Veterinary College, which has one of its main 
Campuses in the south of the Borough, is the UK’s largest, oldest and 
only independent veterinary school and a leading provider in veterinary 
education. The present Campus, which accommodates a number of 
students on-site within a group of purpose built buildings, is vital to the 
College’s rural operations and is currently identified as a Major 
Developed Site in the Green Belt where all but minor development 
should come forward in the context of a development brief.

10.4 Policy SADM 34 designates 4 Major Developed Sites which includes the 
Royal Veterinary College within the boundaries of which limited infill 
development or replacement buildings could occur. Other than minor 
development this should come forward in the context of a Masterplan which 
has been agreed by the Council.

10.5 The Masterplan was considered and approved by the Development 
Management Committee in June 2018. Its role is set out as follows:

“The Masterplan establishes a framework within which the Royal 
Veterinary College (RVC) will bring forward detailed development 
proposals over the next 10 years, and its physical estate evolves to 
underpin the objectives articulated in the Strategic Plan 2014 – 2019. 
The masterplan addresses the essential need for planned growth and 
development in order for the College to remain sustainable in a shifting 
and increasingly competitive Higher Education (HE) landscape.”

10.6 Chapter 2 of the masterplan identifies 5 key development opportunities on the 
site. In relation to the present scheme Site A sets out the proposal to demolish 
the main clinical block and its replacement with research space and 
consolidated and improved lecture space. Chapter 6 refers to a survey of 
building condition indicating the main clinical block to be poor and it was 
identified for demolition. In Chapter 7 details of site A are set out indicating the 
location and coverage of the proposed new/replacement space. Principles 
include: build height no greater than adjoining Eclipse building, new enclosed 
atrium to form the heart of the campus (hub), rationalised and landscaped 
parking court. Anticipated GIA would be 6,500 to 7,000 sq.m with the aim of 
completion 2021. 

10.7 The proposed development falls entirely within the Major Developed Site 
boundary and given the national significance of the institution it is considered 
that the principle of the development of the college in the manner proposed is 
broadly appropriate. Of course there are specific issues that need to be 
considered 



10.8 The structures would be lower than the ridge height of the Eclipse building; its 
overall footprint and spread would not be significantly greater than the existing 
structures being removed and it would have a much more coherent form. The 
concentration of built floorspace at the southern end of the site on 3 floors and 
the modest scale of the extension to the CEEED building helps to minimise its 
overall visual impact. A table of building data has been set out at Appendix 2. 

10.9 Although the buildings would have a greater floorspace than the structures it 
would replace its physical presence would be mitigated because of its 
containment within the built up central core. Moreover, the proposals would 
maintain and add to structural landscaping and keep existing views into and 
across the site. The resulting appearance would in fact represent an 
improvement visually and functionally. As proposed this scheme would be 
within the scope of the Masterplan principles and the anticipated floorspace. 

10.10 Regarding the long distance views the Design and Access Statement 
indicates key views from public vantage points around the site. At distance the 
buildings sit well within the landscape and do not protrude unduly on the 
skyline. The existence of existing trees and natural vegetation as well as 
additional structural planting will help keep the proposed buildings appropriate 
for this Major Developed Site without having negative impacts on its open 
green belt setting.

10.11 Bearing all these factors in mind the proposals including the national 
significance of the college and its need to remain competitive internationally 
they are considered to be consistent with the Council’s approach to green belt 
matters on this Major Developed Site. 

Design

10.12 The views of North Mymms Parish Council together with the applicants 
response are considered below:

10.12.1 Comment: The proposed elevations will be visible on Hawkshead 
Lane with only minimal screening proposed. 

10.12.2 Applicant’s Design Team response: A number of key views were 
incorporated into the Design and Access Statement, which show 
the impact of the proposed building on the surrounding area. This, 
together with the density of planting along the edge of the existing 
car parking will provide screening of the new building from 
Hawkshead Lane. The proposed alterations to the building on the 
western side seek to improve legibility on campus and provide a 
clearer main entrance. 

10.12.3 Comment: The use of bronze metal and concrete give the building 
a commercial/ industrial appearance

10.12.4 Applicant’s Design Team response: Through early dialogue / 
consultation on the proposed materials for the building, both the 
client and Local Planning Authority confirmed that further use of 



timber cladding was not considered to be appropriate on the 
campus, and we were guided towards the use of something more 
permanent. As TaRC was being physically extended along the 
edge of Hawkshead Lane it seemed appropriate to match 
materials already used on the existing building. The palette is 
toned to all adjoining buildings with a small amount of natural 
timber being used to the plant screen and to recessed entrance 
areas. The precast panels offer an aesthetic which is appropriate 
to its use as an educational establishment and will set it apart 
enough from other buildings to emphasise its importance in the 
hierarchy of the college campus master plan.

10.12.5 Comment: The use of concrete is not environmentally friendly and 
will be difficult to clean in future

10.12.6 Applicant’s Design Team response: Concrete has thermal 
properties reducing day to day energy use of the building. Off-site 
fabrication reduces timescales which in turn is more sustainable. 
The material is very long lasting and can be broken down into 
aggregate and reused when the building is finally demolished. 

10.12.7 The quantity of the material on each elevation changes to reflect 
its’ exposure. The existing TaRC building is clad in the same 
concrete panel as proposed and is ageing well due to appropriate 
detailing, which is intended to be replicated. A maintenance 
programme will be supported by RVC going forward.

10.13 The design of the new buildings is considered to be appropriate in terms of 
scale, form, materials and overall appearance. It would enable a significant 
amount of space to be provided in a way that relates well to existing buildings 
and structures and the removal of outdated and unattractive buildings which 
make up the existing main clinical block. The materials have been carefully 
considered to be durable, in keeping but also represent the collegiate style 
required for an institution of this nature. 

Transport Matters

10.14 Transport and highway matters are largely the responsibility of Herts County 
Council and the following matters reflect the views set out in their consultation 
response.

10.15 The Transport Statement responds to the concerns of the highway authority 
and provides an assessment of the development proposals. Development 
proposals are parking neutral (resulting in no loss or increase in on-site 
parking provision). The highway authority are acceptant of the described 
context of the works, and are satisfied that the net nil change in parking on the 
site, confirms this expectation that numbers of staff / visitors and students on 
the site shall not change. Development proposals do not alter any existing 
access to the site from Hawkshead Road, nor does it create any new access. 
Access to the site is provided via the main vehicle access broadly central to 



the site, with egress from the site by way of the access points east and west 
of this point. 

10.16 A review of accidents (5 year, latest to date) identifies no record of accidents 
or incidents associated with the operation of the access or points of egress. 
The site provides circa 740 parking spaces for use by staff, students and 
visitors to the site. 

10.17 Development proposals would see the replacement of 47 standard parking 
spaces and 2 blue badge (disabled) spaces, as well as cycle facilities 
providing accommodation for up to 52 bicycles. The County Council recognise 
that the existing parking provision is almost fully utilised therefore whilst 
satisfied with the re-provision of spaces lost, would not support provision of 
any more parking as this shall undermine the effectiveness of the Travel Plan. 

10.18 The revised parking arrangement adjacent to the new building / Eclipse 
building appear to be suitably laid out with adequate space for manoeuvring. 
Revised cycle parking arrangements are shown – further details of the 
shelters are needed – with spaces subject to a degree of natural surveillance. 

10.19 The highway authority note the Transport Statement that identifies that this 
application forms part of a wider masterplan for the campus, which includes 
an aspiration to minimise the level of car parking in the centre of the campus. 
The RVC has a Travel Plan provided as part of a previous application for the 
Student Car Park (S6/2010/0559/FP condition 8 (discharged under 
S6/2011/1000/DS). The present planning application submits an updated 
Travel Plan (RVC Travel Plan 2018 update November 2018) monitoring 
undertaken in 2018. 

10.20 The County Council has previously accepted that the Travel Plan includes a 
detailed site audit and baseline data, including 2016 modal splits, car parking 
occupancy counts and shuttlebus patronage data. It recognises updates in the 
action plan such as the reduction of single occupancy car mode share by 
approximately 4% since 2013/14 and that most actions continue on an 
‘ongoing basis’. 2016 – 2018 suggests that single occupancy car use has not 
changed, but there is evidence that cars brought to the site by persons 
sharing a car have reduced, with associated increases in use of the 
shuttlebus service. 

10.21 Further discussions with the highway authority recommend that a planning 
condition securing the implementation, review and verification of the travel 
plan is built into the scheme via planning condition. An approach and 
methodology has been discussed and agreed with the applicant’s highways 
consultant. Noting the location of the site, and that the development itself is 
well within the curtilage of the site, the highway authority do not consider that 
construction impacts shall be sufficiently of concern that a Construction 
Management Plan be a required condition. 



10.22 Other Environmental Matters

10.23 Surface and Ground Water: This matter is primarily the responsibility of the 
Environment Agency in respect of pollution and the Lead Local Flood 
Authority (Herts County Council) for flooding. Advice has also been received 
from Thames Water and from the Council’s Environmental Health Team. 

10.24 On the matter of ground and surface water the Environment Agency and 
WHBC Environmental Health are of the view that a contaminated land 
condition is required to ensure that pollution does not adversely affect people 
or the environment. As outlined earlier in the report, at the time of writing, 
there remains an outstanding objection from the Lead Local Flood Authority to 
the proposed scheme of dealing with surface water drainage. This objection 
relates to the method rather than the capacity to deal with service water and it 
is anticipated that a positive update on this issue will be presented to the 
Development Management Committee meeting on 28 February 2019.

10.25 Noise:  WHBC Environmental Health have set out the following points in 
relation to noise. 

10.25.1 Noise from activities within the proposed buildings: There have been 
no noise complaints about activities on the site, and, taking into 
account the position of this development being quite central to the 
college grounds makes it unlikely that noise will be an issue in future.  

10.25.2 Noise from plant and equipment:  An acoustic report provided by the 
applicant has established a baseline background noise level.  There 
are no significant concerns at this present time due to the distances 
involved to the nearest noise sensitive receptors outside of the Royal 
Veterinary College grounds (over 180m away).  It is still, however, 
recommended that a condition requiring noise levels from plant and 
equipment to be 10dB below the background noise level (if tonal) at 
the nearest sensitive receptor is placed on the application as the 
overall amount and type of plant is not currently known. 

10.26 Ecology: Hertfordshire Ecology advise that the proposals primarily affect a 
moderate-size area of existing buildings within the RVC complex. Other than 
scattered trees or clumps of trees and open amenity grassland, the complex 
as a whole has limited ecological interest and the application site directly 
affected is equally limited, other than some potential bat roosts in the main 
building, and in trees which will be unaffected by the proposals. 

10.27 The potential bat roosts are recommended for a further presence/absence 
survey, which is supported; whilst the nature of the buildings may appear less 
conducive for bats, roosts have certainly been known in such situations. 
Mitigation is proposed and detailed in an updated Preliminary Ecology 
Assessment. The recommendations in this report would be secured by 
planning condition. Other conditions sought will be external lighting and 
landscape/ecology management 



10.28 Environmental Impact Assessment: An Environmental Impact Assessment 
screening exercise was carried out prior to the application coming in. It was 
determined (Sept 2018) that the development does not require an 
Environmental Statement having regard to the provisions in the Environmental 
Impact Assessment Regulations 2017. 

Conditions 

10.29 Conditions are referred to as relevant in the report and set out in the 
recommendation. 

11 Conclusion

11.1 The proposals are considered acceptable weighing up all of the factors 
relevant to green belt matters and specifically bearing in mind that this is a 
major developed site in the green belt for an important national institution that 
has set out its growth strategy in an approved masterplan. The design of the 
building has been through evolution via pre application consultation with the 
planning department, local people and a Design Review Panel in advance of 
the application and notwithstanding a concern raised by North Mymms Parish 
Council is considered to be of an appropriate appearance for the nature of the 
establishment, the character of existing buildings and green belt setting. 
There are a number of environmental and ecological factors that remain to be 
managed and these will be the subject of planning conditions to ensure that 
these interests are adequately safeguarded. 

12 Recommendation

12.1 It is recommended that the committee resolves to grant planning permission 
subject to the following conditions and: 

 The satisfactory resolution of the outstanding objection from the Lead 
Local Flood Authority, and any additional conditions recommended 
and;

 consultation with the Secretary of State under the Town and Country 
Planning (Consultation) (England) Direction 2009 in respect of the 
proposal representing a departure from the provisions of the 
development plan with regard to its green belt location

1 Travel Plan

The travel plan approved as part of this application shall be implemented in 
accordance with the details contained therein. A more detailed action plan with 
a timetable for implementation shall be submitted to and be approved by the 
Local Planning Authority prior to the first occupation of the buildings hereby 
approved. The action plan shall be implemented in accordance with that 
timetable and a verification report supplied to the Council within 3 years of the 
date of this permission or timescale agreed within the detailed action plan. 



Reason: In the interests of highway safety and ensuring that sustainable travel 
methods are adopted by the Royal Veterinary College. 

2. Parking 

Prior to the commencement of use of the buildings hereby permitted the 
proposed on-site car and cycle parking (including any cycle shelters) shall be 
laid out, demarcated, levelled, surfaced and drained in accordance with details 
that have been previously approved by the local planning authority. The parking 
shall be retained thereafter and used as set out in the landscape strategy 
supporting this application. 

Reason: To ensure the permanent availability of the parking /manoeuvring 
area, in the interests of highway safety. 

3. Contamination

No development other than that required to be carried out as part of an 
approved scheme of remediation shall commence until conditions A to D have 
been complied with.  If unexpected contamination is found after development 
has begun, development must be halted on that part of the site affected by the 
unexpected contamination to the extent specified by the Local Planning 
Authority in writing until condition D has been complied with in relation to that 
contamination. 

(a)   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 investigation and risk assessment must be 
undertaken by competent persons and a written report of the findings must be 
produced.  The contents of the scheme and the written report are 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
 
•   archaeological 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’. 
 
(b)   Submission of Remediation Scheme 
 
A detailed remediation scheme to bring the site to a condition suitable for the 
intended use by removing unacceptable risks to human health, buildings and 
other property and the natural and historical environment must be prepared, 
and is subject to the approval in writing of the Local Planning Authority. The 
scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management 
procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in 
relation to the intended use of the land after remediation.
 
(c)    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. 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 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. 
 
(d)   Reporting of Unexpected Contamination 
 
In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken in accordance with the requirements of 
condition 1, and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of condition 2, which is 
subject to the approval in writing of the Local Planning Authority. 
Following completion of measures identified in the approved remediation 
scheme a verification report must be prepared, which is subject to the approval 
in writing of the Local Planning Authority in accordance with condition C. 
 
(e)   Long Term Monitoring and Maintenance 
 
Where indicated in the approved remediation scheme, a monitoring and 
maintenance scheme to include, monitoring the long-term effectiveness of the 
proposed remediation over the agreed period, and the provision of reports on 
the same must be prepared, both of which are subject to the approval in writing 



of the Local Planning Authority. Following completion of the measures identified 
in that scheme and when the remediation objectives have been achieved, 
reports that demonstrate the effectiveness of the monitoring and maintenance 
carried out must be produced, and submitted to the Local Planning Authority. 
This must be conducted in accordance with DEFRA and the Environment 
Agency’s ‘Model Procedures for the Management of Land Contamination, CLR 
11’. 
 
REASON:   To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and others offsite in accordance with Policies R2 and R7 of the 
Welwyn Hatfield District Plan 2005.

4 Materials

No development above ground level in any phase of the development shall take 
place until samples of the materials to be used in the construction of the external 
surfaces of the building hereby granted have been submitted to and approved 
in writing by the Local Planning Authority.  The development shall be 
implemented using the approved materials and subsequently, the approved 
materials shall not be changed.

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

5 Landscaping

No development above ground level in any phase of the development shall take 
place until full details on a suitably scaled plan of both hard and soft landscape 
works have been submitted to and approved in writing by the Local Planning 
Authority.  The development shall not be carried out other than in accordance 
with the approved details.

The landscaping details to be submitted shall include:

(a)  original levels and proposed finished levels [earthworks to be carried out]

(b)  means of enclosure and boundary treatments

(c)  car parking layout and markings

(d)  vehicle and pedestrian access and circulation areas

(e)  hard surfacing, other hard landscape features and materials

(f)  existing trees, hedges or other soft features to be retained and a method 
statement showing tree protection measures to be implemented for the duration 
of the construction



(g)  planting plans, including specifications of species, sizes, planting centres, 
number and percentage mix, and details of seeding or turfing

(h)  details of planting or features to be provided to enhance the value of the 
development for biodiversity and wildlife

(i)  details of siting and timing of all construction activities to avoid harm to all 
nature conservation features

(j)  location of service runs

(k)  management and maintenance details

(l)  (others as may be necessary to be detailed by officer)

REASON:   The landscaping of this site is required in order to protect and 
enhance the existing visual character of the area and to reduce the visual and 
environmental impacts of the development hereby permitted in accordance 
with Policies GBSP2, D2 and D8 of the Welwyn Hatfield District Plan 2005.

6 Noise from plant and equipment
Noise resulting from the use of the plant, machinery or equipment shall not 
exceed a level of 5dBA below the existing background level (or 10dBA below if 
there is a tonal quality) when measured according to BS4142:2014, at a point 
one metre external to the nearest noise sensitive building.
REASON:   To protect the residential amenity of adjoining occupiers in 
accordance with Policy R19 & D1 of the Welwyn Hatfield District Plan 2005.

7 Lighting
No external lighting shall be installed without the prior agreement in writing of 
the Local Planning Authority. The development shall not be carried out other 
than in accordance with the approved details.
REASON:   In the interests of the visual amenities of the area in accordance 
with Policy D1 of the Welwyn Hatfield District Plan 2005 and to mitigate 
impacts on local ecology.

8 Ecology
1) That the recommendations in the Preliminary Ecological Assessment (PEA) 
must be implemented in their entirety. A verification report must be submitted 
to and be approved by the Local Planning Authority prior to the first 
occupation or use of the buildings here by approved. 
2) Prior to commencement of demolition, the recommended presence / 
absence (emergence) bat surveys of the Buildings 1 and 5 should be 
undertaken during May – August following best practice guidance outlined by 
the Bat Conservation Trust. The results of the surveys and any additional / 
amendments to the existing recommendations in the PEA for compensation or 
enhancement for bats will be provided and implemented as necessary, to the 
satisfaction of the Local Authority
REASON: To ensure the protection of wildlife habitats and the safe relocation 
of species affected by the development. 



9 Landscape and Ecology Management Plan (LEMP)
A Landscape and Ecology Management Plan (LEMP) comprising a written 
document, with details and drawings as appropriate, setting out measures for 
the management and maintenance of landscape and ecology must be 
submitted to and be approved by the local planning authority prior to works 
above ground level commencing. The plan will be implemented accordance 
with these details prior to the first occupation or use of the buildings hereby 
approved or in accordance with a timetable approved as part of the LEMP. 
Reason: In the interests of visual amenity and to ensure the protection and 
provision of wildlife habitats and local ecology.

10. Drawing Numbers

The development/works shall not be started and completed other than in 
accordance with the approved details:

Plan 
Number

Revision 
Number

Details Received Date

TM368L01 Landscape Architecture 
Plan

15 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
90-0001

P02 Site - Location Plan 15 November 2018

RVCH-
NOR-01-
00-DR-A-
00-0001

P01 Ground Floor Plan - 
Existing

23 November 2018

RVCH-
NOR-01-
00-DR-A-
00-0002

P02 Ground Floor Plan - 
Proposed

23 November 2018

RVCH-
NOR-01-
01-DR-A-
00-0001

P01 First Floor Plan - Existing 23 November 2018

RVCH-
NOR-01-
01-DR-A-
00-0002

P02 First Floor Plan - Proposed 23 November 2018

RVCH-
NOR-01-
02-DR-A-
00-0001

P01 Second Floor Plan - 
Existing

23 November 2018

RVCH-
NOR-01-
02-DR-A-
00-0002

P02 Second Floor Plan - 
Proposed

23 November 2018



RVCH-
NOR-01-
03-DR-A-
00-0001

P01 Roof Plan - Existing 23 November 2018

RVCH-
NOR-01-
03-DR-A-
00-0002

P01 Roof Plan - Proposed - 
Block Plan

23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
00-0001

P01 Demolition Plan 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
00-1001

P01 Elevations - Existing 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
00-1002

P01 Elevations - Proposed 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
00-2001

P01 GA Sections - Sheet 1 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
00-2002

P01 GA Sections - Sheet 2 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
90-0001

P02 Site - Location Plan 23 November 2018

RVCH-
NOR-01-
ZZ-DR-A-
90-0002

P01 Site Survey - Existing 23 November 2018

RVCH-
NOR-02-
01-DR-A-
00-0005

P02 CEED Building Extention & 
Alterations - redacted

9 January 2019

RVCH-
NOR-01-
ZZ-DR-A-
00-1004

P01 Elevations - Existing / 
Downtakings / Proposed

14 January 2019

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

Summary of reasons for grant of permission



The decision has also been made taking into account, where practicable and 
appropriate the requirements of paragraphs 186-187 of the National Planning 
Policy Framework and material planning considerations do not justify a 
decision contrary to the development plan (see Officer’s report which can be 
inspected at these offices).

Informatives

1. Thames Water Informative

“A Groundwater Risk Management Permit from Thames Water will be 
required for discharging groundwater into a public sewer. Any 
discharge made without a permit is deemed illegal and may result in 
prosecution under the provisions of the Water Industry Act 1991. We 
would expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer.

a. Thames Water would recommend that petrol / oil interceptors be 
fitted in all car parking/washing/repair facilities. Failure to 
enforce the effective use of petrol / oil interceptors could result in 
oil-polluted discharges entering local watercourses. 'We would 
expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public 
sewer. Groundwater discharges typically result from 
construction site dewatering, deep excavations, basement 
infiltration, borehole installation, testing and site remediation. 
Any discharge made without a permit is deemed illegal and may 
result in prosecution under the provisions of the Water Industry 
Act 1991. Should the Local Planning Authority be minded to 
approve the planning application, Thames Water would like the 
following informative attached to the planning permission: “A 
Groundwater Risk Management Permit from Thames Water will 
be required for discharging groundwater into a public sewer. Any 
discharge made without a permit is deemed illegal and may 
result in prosecution under the provisions of the Water Industry 
Act 1991. We would expect the developer to demonstrate what 
measures he will undertake to minimise groundwater discharges 
into the public sewer. Thames Water would advise that with 
regard to waste water network and waste water process 
infrastructure capacity, we would not have any objection to the 
above planning application, based on the information provided.

2. WHBC Environmental Health

Noise control 

1. 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 
2. The best practicable means, as defined in section 72 of the 
Control of Pollution Act 1974, to reduce noise to a minimum shall 
be employed at all times 

3. All plant and machinery in use shall be properly silenced and 
maintained in accordance with the manufacturers’ instructions 

4. All compressors shall be sound reduced models, fitted with 
properly lined and sealed acoustic covers, which shall be kept 
closed whenever the machines are in use. All ancillary pneumatic 
percussive tools shall be fitted with mufflers or silencers of the type 
recommended by the manufactures. 

5. All machines in intermittent use shall be shut down during 
intervening periods between work, or throttled down to a minimum. 
Noise emitting equipment, which is required to operate 
continuously, shall be housed in suitable acoustic enclosures. 

6. Items of plant and equipment shall be maintained in good 
condition so that extraneous noise from mechanical vibration, 
squeaking or creaking is reduced to a minimum. 

7. All pile driving shall be carried out by a recognised noise 
reducing system. 

8. Where practical, rotary drills and bursters, actuated by hydraulic 
or electric power shall be used for excavating hard material 

9. In general, equipment for breaking concrete and the like, shall be 
hydraulically actuated. 

10. ‘BS 5228 Noise Control on Construction Sites’ should be 
referred to for guidance in respect of all work carried out by the 
developer, their main contractor and any sub contractors. 

11. Any emergency deviation from these conditions shall be 
notified to the Council without delay 

12. Any planned deviations from these conditions for special 
technical reasons, shall be negotiated with Council at least 14 days 
prior to the commencement of the specific work. 

13. Permissible noise levels are not specified at this stage. 

Dust control

1. All efforts shall be made to reduce dust generation to a minimum 
. 
2. 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. 

3. Water sprays shall be used, as and when necessary, to reduce 
dust from particularly "dusty" activities or stock piles. 

Gerry Ansell Development Management
Date 11th Feb 2019



Appendix 1: CGI visual representations of the proposed buildings

1 and 2: Views from south western corner showing a principal elevations and access 
point. 

1. 

2.



3 View from South-East

4 View from East



Appendix 2 Building Data

Quantum of Development

PROPOSED DEMOLITION Area(m2) Total(m2)
Ground Floor
Clinical Block 1865
Print Room 100

1965
First Floor
Clinical Block 450

450
2415

PROPOSED NEW BUILD Area(m2) Total(m2)
Ground Floor 2610
First Floor 1870
Second Floor 1880

6360

EXISTING BUILDINGS Area(m2) Total(m2)
Ground Floor
TarC 795
Eclipse 1425
Link Building 1550
Clinical Block 1870

5640
First Floor
TarC 700
Eclipse 1200
Link Building 940
Clinical Block 450

3290
Second Floor
TarC 235
Eclipse 1525

1760
10690



Net Development Area

Area(m2) Total(m2)

AS EXISTING 5640
EXTENT OF DEMOLITION -1965
PROPOSED NEW BUILD 2610

NET BUILDING FOOTPRINT 6285

Area(m2) Total(m2)

AS EXISTING 10690
EXTENT OF DE/VOLITION -2415
PROPOSED NEW BUILD 6350

NET BUILDING AREA 14625




