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Executive Member: Councillor S Boulton

WELWYN HATFIELD BOROUGH COUNCIL
DEVELOPMENT MANAGEMENT COMMITTEE – 28 MARCH 2019
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE)
 
6/2019/0075/FULL

61 LONDON ROAD WOOLMER GREEN KNEBWORTH SG3 6JE

ALTERATIONS TO APPROVED PARKING & TRANSPORT ARRANGEMENTS AND 
ADDITION OF TURNING HEAD FOR HGV'S  

APPLICANT: MS. LUDER – LESSITER’S

(Welwyn)

1 Site Description

1.1 The application premise comprises a factory unit and associated land on the 
extreme northern edge of the built up area of Woolmer Green.  It is located on the 
eastern side of London Road with neighbouring commercial premises to the south, 
open land to the east and north and on the opposite side of the road a single 
dwelling house (36 London Road) and the Entech site.

2 The Proposal

2.1 It is proposed to construct a vehicle turning area and car parking spaces on open 
land at the rear of and adjacent to the existing factory building on its east side, and 
also to construct a revised and extended car park fronting London Road.  

2.2 In front of the factory an existing low grassed bank would be levelled, the space 
would be surfaced and car parking spaces formed behind a new hedge.  An 
additional area of parking is proposed to the north of the factory building.

2.3 A total of 16 parking spaces including 2 disabled spaces will be created at the site 
frontage for use by visitors to the site.  

2.4 The extended access and area of hard-surfacing to the east of the factory would 
when combined with existing parking south of the building, provide a total of 28 
parking spaces for use only by members of staff and for delivery and service 
vehicles.  

2.5 The resulting development would if permitted provide a visitor only area of parking 
to the west and north of the factory and a workers only parking and vehicle turning 
and delivery area to the south and east of the building.

3 Reason for Committee Consideration



3.1 This application is presented to the Development Management Committee 
because it proposes inappropriate development in the Green Belt but is 
recommended for permission on the basis of very special circumstances.

4 Relevant Planning History

4.1 An application for a certificate of lawfulness for the erection of a two storey factory 
extension with glazed staircase link to existing chocolate factory, containing staff 
canteen and extension and improvements to the parking area was granted in 
October 2018 (6/2018/0737/FULL) and in September 2018 planning permission 
was granted for the erection of front and side extensions to the existing industrial 
building to incorporate an extended retail area and café and engineering works to 
form internal access road, car park and turning area (2018/0737/FULL).

4.2 This planning permission included conditions which included condition 5

Before any works above ground level are begun a Delivery and Servicing 
Plan for the site shall be submitted to and approved in writing by the Local 
Planning Authority.  This plan shall specify proposed times for factory 
deliveries and collections which shall avoid peak traffic times and shall 
specify arrangements for managing the manoeuvring of heavy vehicles into 
and out of the site safely which shall always involve use of a banks man.  

Once approved all deliveries/collections shall be undertake in accordance 
with the approved Plan.

REASON:  To improve safety for all road users at the junction of the site 
and the B197 in accordance with the requirements of Policy D5 of the 
Welwyn Hatfield District Plan 2005.

5 Relevant Planning Policy

5.1 National Planning Policy Framework 2019 (NPPF) 

5.2 Welwyn Hatfield District Plan 2005 – Policies GBSP2, D1, D2, D5, D8, R2, R7, R8, 
M14

5.3 Draft Local Plan Proposed Submission 2016 – Policies SADM10, ,EA10, SP8, 
SP9, SADM12, SADM14, SADM16, SADM27, SADM34, 

5.4 Supplementary Design Guidance 2005 (Statement of Council Policy) (SDG) 

6 Site Designation 

6.1 The site lies partly within and partly outside of the settlement boundary of Woolmer 
Green and partly within and partly outside of the Green Belt in the parish of 
Woolmer green.  It is within the Datchworth Settled Slopes Landscape Character 
Area, all as designated in the Welwyn Hatfield District Plan 2005.  

6.2 Land at the rear of the existing factory building is a proposed allocation EA10 for 
employment use in Class B and land further eastwards behind the factory is a 
proposed allocation for housing HS15 (WGr1) in the Welwyn Hatfield Draft Local 
Plan Submission version August 2016.

7 Representations Received 



7.1 The application was advertised by means of neighbour notification letters and a 
site notice. 

7.2 No responses have been received.

8 Consultations Received

8.1 Woolmer Green Parish Council – Lessiter’s chocolate factory is an asset to the 
village in that it provides local job opportunities, a small café which is to be 
expanded and chocolate shop. As Woolmer Green has few facilities, retaining 
Lessiter’s in the village is important to the community.

Lessiter’s has already had planning application 6/2018/0737/FULL passed to 
increase the café, retail and storage areas but Condition 5 restricts the times of 
deliveries and this will have a detrimental effect on the business and would be 
impossible to implement. If this Condition is not removed Lessiter’s will consider 
re-locating.

This application proposes a solution by creating a turning area for HGVs to the 
rear of the main building which means vehicles would not have to reverse out onto 
the B197. This turning area would be constructed on land designated as Green 
Belt.

Woolmer Green Parish Council supports this application for the following reasons:

• Removing previously recommended Condition 5 would ensure Lessiter’s can 
remain in their present location in Woolmer Green and continue to be an asset to 
the village. Highways will assess this application but indications are that Condition 
5 will not be required if this application is granted.

• The construction on Green Belt land is minimal as grasscrete will be laid to create 
the turning area. Once the grass has re-established it will not be visible. The Parish 
Council considers that “very special circumstances” (NPPF 143) have been 
demonstrated as the benefits of retaining Lessiter’s in the village and the continued 
success of the business far outweighs any insignificant harm to the Green Belt.

• Additional parking spaces are to be incorporated as required by planning 
regulations although no significant increase in parked vehicles is envisaged. Any 
parking is also restricted to normal working hours. Parked cars will be obscured by 
hedge planting on the south boundary.

• There will be no increase in HGV’s visits to Lessiter’s which also take place during 
weekday working hours.

• Creating a turning area to enable HGV’s to drive forwards onto the B197 improves 
safety in Woolmer Green.

Woolmer Green Parish Council asks that this application is granted and that 
previously recommended Condition 5 on application 6/2018/0737/FULL is 
removed.

If the officer’s recommendation is for refusal our Borough Councillors will call in 
this application for consideration by the Planning Committee.

8.2 Herts Transport Programmes and Strategy – 



The B197 serves as a Secondary Distributor within the hierarchy of the 
Hertfordshire road network. Rural secondary distributors connect the important 
rural settlements to each other and to the Main Distributor network.  The Highway 
Authority require vehicles to be able to exit onto such roads in a forward gear, in 
the interest of highway safety noting that traffic volumes are such that the need to 
emerge in a safe manner requires full visibility. 

B197 is subject to posted speed limit of 40mph, and presence of safety camera’s 
indicate a history of accidents within a defined period involving speed as a main 
contributory factor in collisions. HCCs concerns to the earlier application were that 
development proposals further compromised an already poor situation, and 
completely prevented any opportunity for manoeuvring delivery vehicles internally 
to enable exit in forward motion. Whilst no accidents are observed in the last five 
years a serious accident occurred in close proximity to the site in 2012.
  
It is understood that the applicant suggests the previously recommended 
condition, which sought to mitigate the potential harm of the development on 
vehicle access, is significantly restrictive to their operation, and submits the current 
application in terms of a revised parking / delivery layout in order to address the 
above concerns. It is understood that the size of the extension is unchanged, and 
approved under the above consent. All changes are to parking and servicing layout 
only.

The application to alter the parking layout is submitted accompanied by a 
Transport Statement prepared by the Transportation Consultancy (January 2019). 

The proposals have revised the access, with the effect that the crossing width is 
now 1.2m narrower at its’ junction. Swept path for Articulated HGV (drawing 
210267-02 rev C) demonstrates that the access is appropriate in terms of width at 
back edge, and provided with appropriate radii for the needs of the site. Access 
improvements include provision of tactile paving. Off-site highway works include 
the provision of footway within limits of highway, providing a continuation of the 2m 
footway around the bellmouth. Tactile provision and pedestrian dropped kerb is 
provided at the back of the highway and reduces the width of crossing to circa 
6.8m in width. Such improvements would be beneficial and support pedestrian 
safety along this section of London Road. Whilst such movement is reasonably 
low (predominantly being employment / visitors to the application site and 
pedestrian movement between Knebworth and Woolmer Green, it is recognised 
that the draft emerging Local Plan for Welwyn Hatfield does include site 
HS15(WGr1) which may change movements in this area).

The provision of the footway link and tactile at this location is supported by the 
Highway Authority. Drawing COM817/201 (and confirmed against County Council 
own Highway Boundary details) identifies the limits of the highway boundary. 
Attendance on site suggests that some of this area has been encroached by 
parking associated with the adjacent land occupier (Cardor Stone Gallery) and has 
been provided with low boundary restraint and grasscrete (or similar) surfacing 
and provides parking for staff / visitors. The back edge of highway fronting the 
Stone Factory may be measured as 6.3m from front of the building, and therefore 
follows the line of the constructed area of hardstanding. Parking between this point 
and back edge of footway is within an area maintainable at public expense.

The Highway Authority consider that the off-site works submitted within this 
application are appropriate to support pedestrian safety and efficiency, and advise 



as part of the necessary s278 agreement for the works, shall enact its’ Powers to 
protect and assert the rights of all users of the Highway as enabled by the Highway 
Act, and that such matters may require any unauthorised use of any part of land 
considered Highway maintainable at public expense to cease, and the land return 
to the purpose under which it is dedicated to facilitate the works.

Internal arrangements provide staff only access to loading and staff parking, with 
visitor parking along site frontage. Drawing 210267-02 rev C identifies that a 
turning head is provided for Articulated HGV (16.48m in length) and demonstrates 
that space is provided within the site such that a vehicle may manoeuvre to exit in 
forward gear.

Turning (swept path) parking to the front of the site (customer parking) is shown 
as adequate. Width of access drive along the front of the site limits movement to 
single direction, across a length of 36m, however such area serves 16 parking 
spaces only, and Walk routes within the site (advisory only) are provided.

I recognise that the area provided in terms of the turning facility is considered 
development within the greenbelt, however such a matter is not a highway 
consideration. The area is shown to be constructed from grasscrete or similar, laid 
to accommodate laden weights of 40 tonnes, and such an arrangement would be 
deemed acceptable for the servicing needs of the site.

The Highway Authority identify that the ability to turn large vehicles within the site 
in order that they may emerge onto a 40mph Secondary Distributor is of significant 
highway benefit, improving conditions for road safety as well as reducing the 
likelihood of turning movements interfering with highway capacity, and therefore 
we support this application on such grounds and - does not wish to restrict the 
grant of permission subject to the following conditions:

1) Prior to the use hereby permitted the vehicular access (indicated for 
improvement on drawing number (COM817/201)) shall be reduced in width to 
5.5m and provided with kerb radii of 6 metres in accordance with the Hertfordshire 
County Council residential/industrial access construction specification. Such 
works to include provision of footways to both sides, provided with appropriate 
pedestrian facilities. 

Reason: To ensure construction of a satisfactory access and in the interests of 
highway safety, traffic movement and amenity in accordance with Policy 5 of 
Hertfordshire’s Local Transport Plan (adopted 2018).

2) Prior to the use of the development hereby permitted the proposed on site car 
parking /servicing / loading, unloading / turning areas shall be laid out, demarcated, 
levelled,surfaced and drained in accordance with the approved plan and retained 
thereafter available for that specific use. 

Reason: To ensure construction of a satisfactory development and in the interests 
of highway safety in accordance with Policy 5 of Hertfordshire’s Local Transport 
Plan (adopted 2018).  HCC as Highway Authority recommends inclusion of the 
following Advisory Note (AN) to ensure that any works within the highway are 
carried out in accordance with the provisions of the Highway Act 1980 

8.3 The Lead Local Flood Authority – 



We note that the applicant intends to use soakaways to manage any run-off from 
the proposed development. Where infiltration is proposed as the main means to 
discharge surface water run-off we would advise the LPA that as a minimum the 
permeability on the site to be confirmed with permeability tests to establish at the 
outset the feasibility of the proposed drainage strategy. Tests should be conducted 
to BRE Digest 365 Standards. If infiltration is not feasible on site then an alternative 
scheme based should be provided.

8.4 Welwyn Hatfield Borough Council - Landscapes Department – No 
comments received

8.5 Welwyn Hatfield Borough Council - Parking Services – No comments received

9 Analysis

9.1 The main planning issues to be considered are:

1. Background

2. The Principle of development in the Green Belt

3. The relevance of the Emerging Local Plan (Draft Local Plan Proposed 
Submission (August 2016)

4. Are Very Speical Circumstances Provided Sufficient to outweigh harm 
to the Green Belt?

Public and Highway Safety Benefits

Employment retention and creation

That the loss of the site resulting from relocation would most likely result in it 
being subject to housing development plans.

5. The Design of the Development

6. Impact on neighbours

7. Access, car parking and highway considerations

8. Landscaping Issues

9. Flood Risk and SuDS

Background

9.2 Planning permission reference 6/2018/0737/FULL dated September 2018 allows 
for front and side extensions to the existing factory building to incorporate an 
extended retail area and café and for engineering works to form internal access 
road, car park and turning area to the north of the factory building.

9.3 Discussions with the applicant however have revealed that conditions attached to 
the 2018 permission relating to delivery vehicle movements, and specifically to 
turning arrangements and delivery times, necessary in the interests of highway 
safety, will prove a significant constraint on the free and continuing operation of 
the business. 



9.4 This has led the applicant to consider an alternative approach to the internal 
movement of delivery vehicles and to seek a means of separating customer 
vehicles and pedestrian movements from staff and delivery movements in the 
interests of safety.

9.5 The main difference now proposed is the formation of a turning area on land within 
the company ownership to the rear of the building.  This would enable staff and 
delivery vehicles to turn clear of the highway and always leave the site in forward 
gear and if permitted, would provide the company with sufficient confidence to 
proceed with factory expansion plans, securing the future of the business and 
potentially providing more employment on the site.

The Principle of development in the Green Belt

9.6 Planning permission to extend the building and create an additional area of car 
parking to the north of the factory has been established by a grant of planning 
permission in September 2018 (reference 6/2018/0737/FULL).

9.7 The current application does not affect the approved extensions and proposes a 
reduced area of engineering works associated with the formation of car parking 
areas to the west and north of the factory.

9.8 The additional/alternative development now proposed however is the formation of 
the turning and parking area to the east (rear) of the building on land owned by the 
applicant company but outside of its current operational limits on open land that is 
currently within the Green Belt.

9.9 It is therefore necessary to consider whether the proposed turning and car parking 
area in the countryside to the east of the building is appropriate development in 
the Green Belt?

9.10 NPPF Paragraph 146 identifies forms of development that are not inappropriate in 
the Green Belt provided they preserve its openness and do not conflict with the 
purposes of including land within it. These include; b) engineering operations and 
e) material changes in the use of land (such as changes of use for outdoor sport 
or recreation, or for cemeteries and burial grounds).

9.11 The creation of the turning area and parking spaces involves an engineering 
operation and so would be regarded as an exception if it preserves openness and 
does not conflict with the purposes of the green belt.

9.12 The proposed engineering works generally involve a reduction in ground levels 
with a maximum cut of 550mm.  This means that the new surface will be largely 
screened from view, hidden by adjoining higher ground levels and furthermore the 
plans show new hedgerow planting to the south boundary of the applicant’s 
ownership.  Once completed therefore the turning and parking surface will except 
for very limited views have very little impact upon the openness of the Green Belt 
in this location.

9.13 The use of the land (currently appearing as agricultural land) will be subsumed into 
the operational commercial use of the factory and the purpose of the development 
is to provide parking facilities for staff and turning space for service vehicles.  This 
commercial use (para 146 (e)) will therefore have a visual impact upon the 
openness of the Green Belt as vehicles will potentially be parked on the land 
throughout the working day where presently the land appears empty.  A limited 



number of larger vehicles will be seen manoeuvring on the land also, albeit that 
this activity will be of limited duration each time it occurs.  

9.14 It is therefore considered that the proposed use of the land when combined with 
the engineering operations is inappropriate development within the Green Belt and 
therefore is harmful to the Green Belt.  There is a need for very special 
circumstances to be considered that might outweigh this harm if permission is to 
be granted.

The relevance of the Emerging Local Plan (Draft Local Plan Proposed 
Submission (August 2016)

9.15 Draft Policy SADM 10 seeks to designate the application site (the existing factory 
and land to the rear/east) as part of employment area EA10 which would 
necessitate the removal of the land to the rear of the factory from the Green Belt.  
Within the designated sites the draft policy SADM10 seeks to prevent the loss of 
land from Class B uses to another use and if approved through the local plan 
process additional land to the rear of the factory (including the site of the turning 
head and parking now proposed) may be developed for employment uses and the 
proposal would not in those circumstances be in conflict with the emerging Local 
Plan policies.

9.16 Also proposed for removal from the green belt is further land to the east of the site 
for housing development with an estimated capacity of 150 homes (site HS15).  
Again if approved through the Local Plan process the new green belt boundary 
would be relocated approximately 300 metres eastwards with many new homes 
built between the site and the new edge of the Green Belt.

9.17 The appeal Inspector dealing with a housing application opposite the application 
site in October 2018 (Entech) concluded that “taking all the stages that the eLP 
has yet to pass, including possible intervention by the Secretary of State and the 
Courts, I consider that adoption of the eLP towards the back end of 2019 or early 
2020 is a more realistic conclusion. For these reasons, I conclude that the eLP is 
not at an advanced stage”.

9.18 The Examination into the new Local Plan has not materially advanced in the 
months since, the hearing session on the Woolmer Green proposals has not yet 
taken place, the future designation of each of these sites for new development and 
removal from the Green Belt therefore is not certain and so significant weight 
cannot yet be attributed to the Local Plan emerging policies.  

9.19 It therefore remains the case that the development plan policies against which the 
application should be considered are the 2005 District Plan Policies and this plan 
shows the site clearly within the Green Belt and as such very special 
circumstances sufficient to outweigh the harm to the Green Belt must be provided.

Are Very Special Circumstances Provided Sufficient to outweigh harm to the 
Green Belt?

9.20 The applicant has identified a number of factors to be considered as very special 
circumstances.  These are:

• The existing operations within the site are sub-optimal in highway terms and 
represent a risk to users of the site and the public highway



• It is not currently possible to turn an HGV around on the site, which represents 
and ongoing risk to road users of the B197

• That the current site does not meet the current business requirements of 
Lessiter’s and they cannot accommodate Condition 5 of the previous planning 
consent

• That without the previously approved extensions and a safe site operation 
Lessiter’s have to consider relocation out of this area

• Relocation of Lessiter’s would result in significant local job losses and a 
significant loss of economic support of surrounding local businesses

• That the sale of the site would most likely result in it being subject to housing 
development plans.

• That the approval of this application will result in additional employment and 
additional support of surrounding local businesses.

• The full development of the site including the previously approved extensions and 
these proposals represents sustainable development and regeneration of an 
existing facility

9.21 When looking at the potential harm against these other considerations objectively, 
we respectfully suggest that any minimal harm is clearly outweighed by these 
considerations and that these would then represent Very Special Circumstances 
in accordance with the NPPF.

Public and Highway Safety Benefits

9.22 It is the case that presently large lorries are unable to turn within the site and whilst 
this is a historic short-coming of the present site layout it does present a risk to 
staff and visitors to the site and to other road users who are impacted by vehicle 
movements on the B197.  Whilst to date it appears that relatively few accidents 
have arisen in the vicinity of the junction the risk remains and the proposed 
development, if permitted would improve safety measures associated with large 
vehicle movements.  The Highway Authority is clear in its support for the 
development and considers the existing and recently approved access 
arrangements to be much less than satisfactory, particularly with the possibility 
that more homes and businesses will operate in the immediate area as a result of 
the recent grant of planning permission for 70+ dwellings at Entech House and 
potentially 150 homes to the rear of the application site and additional commercial 
development.  The area already has speed cameras present to discourage unsafe 
driving and has a history of accidents that justified the speed camera controls).  
The creation of a safe access and turning facility that improves upon the current 
sub-standard access and turning arrangements is judged to be a Very Special 
Circumstance particular to this site, this would be a benefit of the development that 
should carry significant weight in favour of the proposed development.

Employment retention and creation

9.23 Without the factory extensions previously permitted and a safe access for all users 
the applicant has advised that the future of the factory in this location is not assured 
and that other premises outside of the village and Borough have been identified 
which do provide space to expand and also a safer environment for staff and 



visitors alike.  If the business is unable to expand with confidence on this site then 
an alternative site will be identified.  

9.24 There is therefore a risk that the business may relocate, placing at risk local jobs 
(approximately 35), and new jobs that would have resulted from the business 
expansion plans would be lost also.  The economic benefits of the development, 
in maintaining and creating jobs in the Borough and investment in the Borough’s 
buildings and economic base whilst not amounting to a very special circumstance 
in itself is judged to represent a cumulative benefit of the development that should 
carry some weight in favour of the development. 

That the loss of the site resulting from relocation would most likely result in it being 
subject to housing development plans.

9.25 If the business were to relocate and the site became vacant there may well be 
interest and pressure to develop for housing however such an application would 
be considered on its merits in the context of the council’s adopted and emerging 
policies and national policies and guidance.  This scenario would not be 
considered a very special circumstance to which weight should be given in 
determining the application.

9.26 The applicant maintains that these very special circumstances should outweigh 
the harm to the Green Belt arising from the inappropriate development.  

9.27 Whilst there are therefore benefits arising from the proposed development which 
would see this established local business expanding, providing to operate within 
the Borough for years to come and with an improved car park and access to ensure 
the safety of all users the question to answer is whether these factors are 
individually or cumulatively ‘very special circumstances’ sufficient to outweigh the 
harm to the Green Belt?  

The Design of the Development

9.28 The proposed parking and turning area to the east of the building is designed to 
appear ‘low-impact’ on its relatively open setting.  The ground levels area generally 
lower than those around them, the surfacing materials are designed to allow the 
appearance of the surface to remain discrete.  The main visual effects fo the 
development will be apparent when vehicles are parked upon it and when larger 
vehicles are turning upon it.  Its general impact upon the character and appearance 
of the area is considered to be in keeping with the surroundings and can be 
improved still further by the planting of a sensitive scheme of landscaping which 
could be secured by planning condition.

9.29 The proposed parking area to the north and west of the building affects a smaller 
area than the previous scheme (2018/0737/FULL) which was considered 
acceptable in terms of visual impact and design and can again be controlled by 
conditions.

9.30 The proposed development is considered to have an acceptable visual impact that 
takes account of its surroundings.  Any adverse effects and enhancements can be 
adequately controlled by conditions and thus the design is of a suitably high 
standard and meets the objectives of the adopted policies D1 and D2 of the 
Welwyn Hatfield District Plan 2005.

Impact on neighbours 



9.31 The proposed works are similar to previously approved development.  The main 
changes relate to the creation of the car park/turning area to the east of the building 
and its nearest neighbour comprise commercial premises.  It is not considered the 
works or its future use would have a significant effect upon the adjoining premises.

Access, car parking and highway considerations

9.32 The County Highways Authority supports the application on the basis of highway 
safety improvements for all road users.

Landscaping Issues

9.33 The proposed works will impact upon several areas of the site however it is 
considered that suitable new planting as shown indicatively on the submitted plans 
will secure visual enhancements to the site.

9.34 A condition requiring a scheme of enhanced and superior quality landscaping 
could be imposed upon any permission granted.  A high quality landscaping 
scheme is required in this instance in order to maintain and enhance the landscape 
quality of the site and surrounding open country.  

Flood Risk and SuDS

9.35 The Lead Local Flood Authority is content with the proposals for drainage which 
can also be controlled by conditions. 

Conclusion

9.36 It is recommended that very special circumstances sufficient to justify a grant of 
planning permission for inappropriate development in the Green Belt do exist and 
that planning permission should be GRANTED subject to the following conditions 
and informatives.

PRIOR TO COMMENCEMENT

1. Before work is begun upon the construction of the car parking areas hereby 
permitted the results of a percolation test to demonstrate the suitability of ground 
conditions for the sustainable urban drainage scheme proposed for the car 
parking/turning area shall be submitted to and approved in writing by the Local 
Planning Authority.  Thereafter, the drainage scheme specified on drawing number 
COM817/203 dated 18.12.2018 including the proposed management and 
maintenance plan shall be managed and maintained in accordance with the 
approved plan.

REASON:   To protect the surrounding environment from pollution in accordance 
with Policies R7 and R8 of the Welwyn Hatfield District Plan 2005.

PRIOR TO ABOVE GROUND DEVELOPMENT 

2. Details of any external lighting proposed in connection with the development hereby 
approved, shall be submitted to and approved in writing by the Local Planning 
Authority before any development above ground level takes place. Once approved 
the lighting scheme shall be implemented as approved before the first use of the car 
parking/turning areas hereby permitted is begun.  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.

3. No development above ground shall take place until details of the surfacing 
materials to be used in the construction of the external surfaces of the access, 
parking and turning areas 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.

BEFORE USE COMMENCES

4. All approved car parking shall be provided on site and made available for use prior 
to the parking/turning areas hereby permitted being used for the first time. The car 
parking spaces shall be retained permanently thereafter. 
 
REASON:   To ensure that the spaces are provided upon the completion of the 
development in the interests of highway safety in accordance with Policy M14 of the 
Welwyn Hatfield District Plan 2005.

4. 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. 

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.

5. All agreed landscaping comprised in the details of landscaping shown on drawing 
number COM817/202 dated 18.12.2018 shall be carried out in the first planting and 
seeding seasons following the completion of the development and any plants which 
within a period of 5 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 
GBSP2, D2 and D8 of the Welwyn Hatfield District Plan 2005.



6. Prior to the use hereby permitted the vehicular access (indicated for improvement 
on drawing number (COM817/201)) shall be reduced in width to 5.5m and provided 
with kerb radii of 6 metres in accordance with the Hertfordshire County Council 
residential/industrial access construction specification. Such works to include 
provision of footways to both sides, provided with appropriate pedestrian facilities. 

REASON:  To ensure construction of a satisfactory access and in the interests of 
highway safety, traffic movement and amenity in accordance with Policy 5 of 
Hertfordshire’s Local Transport Plan (adopted 2018) and with the requirements of 
Policy D5 of the Welwyn Hatfield District Plan 2005.

7. Prior to the use of the development hereby permitted the proposed onsite car 
parking/servicing / loading, unloading / turning areas shall be laid out, demarcated, 
levelled, surfaced and drained in accordance with the approved plan and retained 
thereafter available for that specific use. 

REASON:To ensure construction of a satisfactory development and in the interests 
of highway safety in accordance with Policy 5 of Hertfordshire’s Local Transport 
Plan (adopted 2018) and with the requirements of Policy D5 of the Welwyn Hatfield 
District Plan 2005.

DRAWING NUMBERS

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

COM817/200
COM817/201

Location and Existing Site Plan
Proposed Site Plan

16 January 2019
16 January 2019

COM817/202 Proposed Landscaping 16 January 2019
COM817/203     A Proposed Drainage and Levels 1 16 January 2019
COM817/204 A Sections 16 January 2019
COM817/205 A Proposed Drainage and Levels 2 16 January 2019

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

POSITIVE AND PROACTIVE STATEMENT

The decision has been made taking into account, where practicable and appropriate 
the requirements of paragraph 38 of the National Planning Policy Framework and 
material planning considerations do not justify a decision contrary to the 
development plan (see Officer’s report which can be viewed on the Council's 
website or inspected at these offices).

INFORMATIVES

1. This permission does not convey any consent which may be required under any 
legislation other than the Town and Country Planning Acts. Any permission required 
under the Building Regulations or under any other Act, must be obtained from the 
relevant authority or body e.g. Fire Officer, Health and Safety Executive, 
Environment Agency (Water interest etc. Neither does this permission negate or 
override any private covenants which may affect the land.



2. 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.

3. 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.

4. 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://hertfordshire.gov.uk/ services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.

5. 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://hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.

6. 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://hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-
roads-and-pavements.aspx or by telephoning 0300 1234047.

7. All works to be undertaken on the adjoining highway shall be constructed to the 
satisfaction and specification of the Highway Authority, by an approved contractor 
and in accordance with Hertfordshire County Council’s publication “Roads in 
Hertfordshire – Highway Design Guide 126 (2011)”. 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://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
and-developer-information/development-management/highways-development-
management.aspx or by telephoning 0300 1234047.   

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

https://hertfordshire.gov.uk/%20services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/%20services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/%20services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/business-licences/business-licences.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/highways-roads-and-pavements.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx
https://hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-developer-information/development-management/highways-development-management.aspx


9.  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.

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

11.  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

12. 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.

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

14. 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.

15. 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.

16. 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.

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

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

19. ‘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.

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

Michael Robinson (Development Management)
Date 11 03 2019




