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1.0

1.1

1.2

1.3

1.4

Introduction

This Planning Statement has been prepared on behalf of our client Yakel
Property Investment (“the applicant”) to support a full planning application

at 26 Stonehills, Welwyn Garden City, AL8 6NA (“the site”).

The description of the development proposed is as follows:

Creation of a new residential unit at third floor level

The application site, previously a Debenhams Department store has recently
been converted to residential use incorporating 27 flats whilst retaining the
retail use on the ground floor. The existing void space not making the best
use of the land or the site, and the proposed development would make a

contribution to housing supply in the district.

Section 2 of this Planning Statement outlines the context of the site including
the relevant designations. Section 3 sets out the planning history whilst
Section 4 sets out the details of the proposed works. Section 5 outlines the
relevant local and national planning policy. A planning assessment can be
found at Section 6 and the conclusions of this statement setting out the

reasons planning permission should be granted are discussed at Section 7.
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2.0

2.1

2.2

2.3

2.4

Site Context

The site and surroundings

The application site is a 0.114 hectare site is located on the western side of
Stonehills. Sir Theodores Road and Anniversary Garden are to the north of
the site. The area surrounding the site is predominantly made up of retail
premises at ground floor level with residential uses above. To the south of
the site is the service area for the ground floor retails; accessed from

Wigmores North.

The site contains a four-storey late 1950s former department store building
with accommodation in the roof. The store was originally constructed in a
neo-Georgian style, similar to many of the other properties in the

surrounding area.

Welwyn Garden City was one of the original Garden Cities along with
Letchworth Garden City. It is a city with access to a range of facilities including
pubs / restaurants/ cafes, shops, grocery stores, leisure related facilities,
schools and health care services. The closest train station is located 0.1 miles
from the application site and provides regular services to Kings Cross and

Moorgate as well as Cambridge to the north.

Figure 1 shows a Google Earth image location of the site, marked by a red
dot in relation to its wider context. Figure 2 shows an enlarged view of the

site outlined in red.
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Figure 1 - Google Earth imagery from 2024 showing the site in relation to its wider context

Figure 2 - Google Earth imagery showing an enlarged view of the site

24069 - 26 Stonehills, Welwyn Garden City, AL8 6NA Page 4



Planning Designations

2.5 The site is located within the Welwyn Garden City Conservation Area. It is also

within the town centre boundary and is a designated primary retail core.

2.6 The site is located in Flood Zone 1 and has a low risk of flooding.
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3.0

3.1

3.2

3.3

34

3.5

3.6

3.7

Planning History

6/2019/1452/MA)J

In February 2020, planning permission was granted for the conversion of the
first and second floors from A1 (retail) to C3 (residential) and the erection of
an additional storey to create 27 new dwellings with a retail unit retained at

ground floor level.

This permission has been implemented and all 27 dwellings and the ground

floor retail unit are now occupied.

6/2021/1424/FULL

In May 2021 an application was submitted for the conversion of the roof

space to create an additional habitable flat on the third floor.

Following discussions with the LPA, this application was withdrawn in May

2022.

6/2021/3379/FULL

In May 2022 planning permission was granted for alterations to the existing
fenestration including the replacement of the existing single glazed windows

with UPVC double glazed alternatives.

6/2022/2701/VAR

In March 2023 an application to vary condition 7 of the original consent
(6/2019/1452/MAJ) for the conversion of the building and creation of 27

residential units was granted.

The amendments to the original consent included the addition of four

additional dormer windows on the southern mansard slope, the creation of
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a void space at third floor level, the repositioning of the cycle and bin storage
and the renumbering of the apartments. This permission has been

implemented.

6/2023/2039/ADV

3.8 In February 2024, advertisement consent was granted for the installation of

6 externally illuminated fascia signs.
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4.0 Proposed Development

4.1 Full planning permission is sought for the creation of an additional unit at

third floor level within the existing building.

4.2 The proposed scheme comprises of the following elements

e Creation of an additional two-bedroom, three-person flat on the third
floor of the existing building.

e Internal alterations within the proposed unit including the erection of
partition walls, creation of a new bathroom and kitchen.

e Replacement of the two obscure glazed windows with clear glazing.
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5.0

5.1

5.2

Planning Policy

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires

that applications for development must be determined in accordance with

the development plan, unless material considerations indicate otherwise. At

present, the Development Plan documents in Welwyn and Hatfield borough

consists of:

Welwyn Hatfield Local Plan 2016-2036

The relevant policies from the Local Plan include:

Policy SP1 (Delivering Sustainable Development)

Policy SP4 (Transport and Travel)

Policy SP9 (Place-making and High Quality Design)
Policy SP10 (Sustainable Design and Construction)
Policy SP15 (The Historic Environment of Welwyn Garden City)
Policy SP16 (Welwyn Garden City Town Centre Strategy)
Policy SADM1 (Windfall Development)

Policy SADM3 (Sustainable Travel for All)

Policy SADM4 (Development in Designated Centres)
Policy SADM11 (Amenity and Layout)

Policy SADM12 (Parking, Servicing and Refuse)

Policy SADM13 (Sustainability Requirements)

Policy SADM15 (Heritage)

Supplementary Design Guidance

Supplementary Design Guidance (February 2005)
Parking Standards (January 2004)
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National Planning Policy Framework (December 2023) (NPPF)

5.3 The NPPF is also a material consideration in decision-making and sets out
the national policy approach to matters such as the assessment of heritage
impacts. The NPPF advocates for supporting sustainable development,
encouraging the efficient use of land, focusing development in sustainable

locations and achieving well designed places.
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6.0

6.1

6.2

6.3

6.4

Planning Assessment

Principle of Development

Local Plan Policy SP1 states that the Council will take a positive approach
when considering development proposals that reflect the presumption in
favour of sustainable development contained in the NPPF. The location of
new development should deliver a sustainable pattern of development, that
prioritises previously developed land, minimises the need to travel by
directing growth to those areas with good transport networks which are well
served by jobs, services and facilities; protects areas of highest environmental

value; and avoids areas of high flood risk.

The application site is an established residential use, the extant permission to
convert the building to residential has been completed and the building is
now fully occupied. The addition of one residential unit within the existing
established residential block would not undermine the delivery of allocated
sites or the overall strategy of the Local Plan. The site is in a sustainable
location, close to a number of local facilities and benefits from good access
to public transport and the intensification of residential uses in this location

is considered to accord with the general principles of the local plan and NPPF.

Design, Appearance and Heritage Impacts

Paragraph 131 of the NPPF states the creation of high quality, beautiful and
sustainable buildings and places is fundamental to what the planning and
development process should achieve, and that good design is a key aspect
of sustainable development. The principles set out in the NPPF are reflected

in Local Plan Policies SADM11 and SP9.

Policy SADM11 requires proposals to create and protect a good standard of

amenity for buildings and external open space in line with the Council's
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6.5

6.6

6.7

6.8

6.9

6.10

Supplementary Design Guidance. Policy SP9 requires proposals to deliver

high quality design that fosters a positive sense of place.

The proposed development would not result in any alterations to the external
appearance of the building. The proposed development would therefore not
harm the character and appearance of the Conservation or the significance
of the non-designated heritage asset. There would be no conflict with Local

Plan policies SADM11 and SP9.

Standard of Accommodation

Local Plan Policy SADM11 requires all new dwellings to comply with the
Nationally Described Space Standards (NDSS), unless it can be robustly

demonstrated that this would not be feasible or viable.

The additional two-bedroom, three person unit would have a gross internal
area of 96.7sgm, well in excess of the minimum NDSS requirements. Bedroom

sizes would also exceed the minimum space standards.

Whilst no private amenity space would be provided; the site is directly
adjacent to a public open space (Anniversary Gardens); this provision was
considered acceptable in the original consent for the 27 units and thus would

be acceptable in this instance.

Residential Amenity

The NPPF requires sustainable development and, as part of this, development
should aim to avoid harm to the local environment, which includes

neighbouring amenity.

Local Plan Policies SP9, SADM11 and SADM18 seek to ensure that no new

development would adversely affect the existing area either in terms of any
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6.11

6.12

6.13

6.14

built form or in terms of the operation of any uses from noise and vibration

pollution.

The proposed development would not result in any external alterations that
could result in loss of light, outlook or increased sense of enclosure relating

to neighbouring properties.

The proposed development includes the removal of the existing obscure
glazing on two of the windows on the southern elevation. The obscure
glazing was secured as part of the variation of conditions application (ref:
6/2022/2701/VAR), due to concerns relating to overlooking. The windows are
over 40 metres from the nearest properties to the south and it is not
considered there would be any overlooking in this regard. In relation to the
flats to the east with 38-40 Stonehills; whilst these would be significantly
closer; due to the positioning 90 degrees from the windows this would
provide minimal opportunities for overlooking and as such is not considered
to result in any increase in overlooking or loss of privacy for the occupiers of

this property.

The proposed development would therefore comply with Local Plan policies

SP9, SADM11 and SADM18.

Highways Considerations

The proposed development would not provide any on-site car parking;
however it is well served by a number of other sustainable modes of transport
including trains and buses and future occupiers would be able to make use
of the existing cycle store. Given the location of the site; within the centre of
Welwyn Garden City, there are a number of local facilities within close
proximity of the site and it is not considered the future occupier would need

to rely on private cars as part of everyday life. The existing parking restrictions
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along Stonehills and Howardsgate would prevent future occupiers from

parking during the day and causing additional parking stress.

6.15 In terms of waste, residents would make use of the existing refuse storage
which has sufficient capacity to accommodate waste generated by one

additional unit.

Environmental Considerations

Sustainability

6.16 Local Plan Policy SP10 requires proposals to adopt sustainable design and
construction principles through the design of buildings, materials and waste,
water sensitive design, energy and climate change and landscape and
biodiversity. Local Plan Policy SADM13 requires all newly constructed
dwellings will be required to achieve an estimated water consumption of no

more than 110 litres/person/day.

6.17 Given the nature of the proposed development there would be limited scope
to adopt sustainable design and construction principles; however it is
considered water usage could be controlled via means of compliance

condition.
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7.0

7.1

7.2

7.3

74

Conclusions

This Planning Statement has been prepared to support a full planning
application for the creation of a new residential unit at third floor level at 26

Stonehills, Welwyn Garden City, AL8 6NA.

The proposed development has been assessed against both local and
national planning policies. The application site is in an established residential
use within the centre of Welwyn Garden City and as such is considered a

suitable location for residential intensification.

It has been demonstrated the proposed development would provide an
acceptable standard of accommodation and would not result in harm to the
amenity of neighbouring residents. The contribution of one additional
dwelling would make a minor contribution to windfall housing targets within

the district.

It is therefore respectfully requested that planning permission is granted

without delay.
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