Former Shredded Wheat Factory

Town Planning Statement

January 2026

RRRRRRRRRRR




Former Shredded Wheat Factory

Contents

1. 1] (o o 18 o 1o o 1SRRI 2
2. Site Description & BaCKgrouNnd .............ouuuiiiiiiiiieeecee e 7
3. The Proposed DevelopmeENt ..........ouuiiiiiiii e 12
4. Planning Policy FrameworK ..o 15
5. Planning ConsiderationS.............iiiiiiiiiiice e 19
6. (O70] o[ 11 1] o] o I 25

Document History

Issue Date Issued by Comment
1.0 24/12/2025 RM
2.0 20/01/2026 OF

savills.com 1 SaV"lS


https://www.savills.co.uk/

Former Shredded Wheat Factory

1.

1.1

1.2

1.3

14

1.5

savills.com 2

Introduction

This Town Planning Statement has been prepared by Savills in support of an application pursuant
to Section 73 of the Town and Country Planning Act 1990 (as amended) (‘the Act’) to vary planning
conditions attached to planning permission ref. 6/2018/0171/MAJ (hereafter referred to as the
‘Masterplan Permission’).

The application is made by Metropolitan Thames Valley (‘the Applicant’) to Welwyn Hatfield Borough
Council (‘WHBC).

The Masterplan Permission relates to the redevelopment of the Former Shredded Wheat Factory,
Broadwater Road, Welwyn Garden City (‘the Site’). It was granted in February 2019 for the following
development:

“Creation of a mixed-use quarter comprising the erection of up to 1,340 residential dwellings
including 414 (31%) affordable dwellings (Use Class C3); 114 extra care homes (Use Class
C2); the erection of a civic building comprising 497m2 of health (Use Class D1), 497m2 of
community use (Use Class D1), 883m2 of office (Use Class B1) and 590m2 of retail (Class
A1/A2/A3/A4/A5); alterations, additions and change of use of Grade Il Listed Building and
retained Silos to provide 5,279m2 of flexible business floorspace (Use Class B1), 270m2
Combined Heat and Power (Sui Generis), 2,057m2 International Art Centre (Use Class D1),
1,2356m2 Gymnasium (Use Class D2), 1,683m2 of Restaurant/Coffee Shop/Bar (Use Class
A1/A3/A4/A5), Creche/Day Nursery (Use Class D1) of 671m2 as well as a Network Rail TOC
Building (Use Class B1) of 360m2, plus associated car parking, access, landscaping, public
art and other supporting infrastructure.”

The Masterplan Permission forms two parcels of land in separate ownerships located either side of
Hyde Way, as shown by Figure 1.1:

o The ‘North Side’, the land north of Hyde Way, controlled by RMS (Welwyn Garden City) Ltd;
and

e The ‘South Side’, land south of Hyde Way, controlled by the Applicant.

It is understood that RMS (Welwyn Garden City) Ltd will not bring forward development of the North
Side pursuant to the Masterplan Permission. WHBC resolved to grant full planning permission for
an alternate scheme on the North Side at Planning Committee in November 2025 (ref.
6/2025/0321/MAJ), subject to completion of a Section 106 Agreement (hereafter ‘the 2025 North
Side Application’). Full details of which are provided in Section 2 of this Town Planning Statement.
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Figure 1.1: Masterplan indicating North Side and South Side

1.6 The South Side development approved by the Masterplan Permission is solely residential.
Metropolitan Thames Valley has already built-out two blocks (Blocks 10 and 11) on the South Side,
comprising 208 affordable homes out of the total 1,340 homes approved by the Masterplan
Permission. Blocks 10 and 11 are now occupied. Metropolitan Thames Valley intends to continue
development of the remaining four blocks of the South Side development (Blocks 8, 9, 12 and 13)
pursuant to the Masterplan Permission.

1.7 However, the effect of the Supreme Court judgment in Hillside is that if development is implemented
under a separate planning permission for the North Side that is materially inconsistent with the
Masterplan Permission (i.e. the 2025 North Side Application), any further development on the South
Side may be considered unlawful. This Section 73 application addresses the potential impact of the
2025 North Side Application in light of these legal requirements concerning overlapping permissions.
Full detail of the legal position concerning overlapping permissions is provided in Section 2 of this
Town Planning Statement.

1.8 This application also proposes amendments to elements of Blocks 8, 9, 12 and 13 of the Masterplan
Permission and the associated public realm and access arrangements. The amendments are
sought to ensure the scheme complies with recently introduced fire safety regulations, Building
Regulations energy performance standards and in response to lessons learnt from the build-out of
Blocks 10 and 11. The application boundary, overall development description and quantum of
development remains as per the Masterplan Permission.

Description of Development
1.9 The description of development for this Section 73 application is:

1.10 “Application for variation of conditions related to Planning Permission ref. 2018/0171/MAJ
which relates to an application for the creation of a mixed-use quarter comprising the erection
of up to 1,340 residential dwellings including 414 (31%) affordable dwellings (Use Class C3);
114 extra care homes (Use Class C2); the erection of a civic building comprising 497 m? of
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health (Use Class D1), 497 m? of community use (Use Class D1), 883 m? of office (Use Class
B1) and 590 m? of retail (Class A1/A2/A3/A4/A5); alterations, additions and change of use of
Grade Il Listed Building and retained Silos to provide 5,279 m? of flexible business floorspace
(Use Class B1), 270 m? Combined Heat and Power (Sui Generis), 2,057 m? International Art
Centre (Use Class D1), 1,235 m? Gymnasium (Use Class D2), 1,683 m? of restaurant/coffee
shop/bar (Use Class A1/A3/A4/A5), Creche/Day Nursery (Use Class D1) of 671 m? as well as
a Network Rail TOC Building (Use Class B1) of 360 m? plus associated car parking, access,
landscaping, public art and other supporting infrastructure.”

Environmental Impact Assessment

The Masterplan Permission was deemed to constitute ‘EIA Development’ in accordance with the
Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (the ‘EIA
Regulations’). The application was therefore accompanied by an Environmental Statement (‘ES’).
This Section 73 application is therefore required to demonstrate EIA compliance and assessment
and a new ES has been prepared.

The ES has been coordinated by Entran Ltd and comprises the following:
¢ Volume 1: Main Text;
e Volume 2: Figures and Technical Appendices; and
¢ Volume 3: Non-Technical Summary.

Chapters 1-6 of Volume 1 of the ES provide a description of the Site and its surroundings, an
overview of the approach and methodology of the EIA, a description of reasonable alternatives
considered, a detailed description of the proposed development as assessed, and information about
the anticipated development programme and construction process.

Chapters 7-18 of Volume 1 provide an assessment of the likely significant effects of the proposed
development on each topic during construction and following completion of the development. There
are no material changes to the outcomes of the assessment compared to the outcomes of the
assessment presented in the ES which supported the Masterplan Permission. Similarly, there are
no material changes to the outcome of the assessment in relation to the cumulative impacts which
takes account of the 2025 North Side Application and other schemes proposed within the local area.

Table 1.1 sets out the technical assessments that have been undertaken as part of the EIA.

Topic Chapter Prepared by
Transport and Access 7 Entran Ltd

Air Quality 8 Entran Ltd

Wind Analysis and Pedestrian Comfort 9 Urban Microclimate Ltd
Noise and Vibration 10 Entran Ltd
Townscape and Visual Impacts 11 Bradley Murphy Design
Ecology 12 Bradley Murphy Design
Water Quality, Hydrology and Flood Risk 13 RMA Environmental
Soils, Geology and Contaminated Land 14 EAME
Archaeology and Cultural Heritage 15 KM Heritage
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Socio-Economics, Population and Human Health
Waste Management
Climate Change

Table 1.1: Structure of the Environmental Statement

Application Documents

Greengage
EAME

Greengage

This Town Planning Statement should be read in conjunction with other supporting documents
submitted with the application, including the accompanying plans and drawings, the ES and the suite
of specialist reports prepared to address the range of planning considerations as listed at Table 1.2.

Report

Completed Planning Application Form and Certificates
CIL Additional Information Form

Design and Access Statement Addendum

Internal Daylight, Sunlight and Overshadowing Report
Addendum

Fire Statement

Fire Strategy

Energy and Sustainability Statement Addendum
Transport Assessment

The following reports are included as appendices to the

ES:

Ecological Assessment Report

Phase 1 Habitat Verification

Ecological Verification

Groundsure Review

Flood Risk Assessment

Phase 1 Environmental Assessment

Factual and Interpretative Geotechnical Report

Remediation Strategy (Southern Area)

Phase 2 Ground Investigation Report

Phase 2 Ground Contamination Investigation &

Assessment

e Geo-Environmental & Geotechnical
Assessment (Ground Investigation) Report

e Heritage Statement

Energy and Sustainability Statement
Health Impact Assessment
Landscaping Plans

Table 1.2: Accompanying Reports
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Prepared by
Savills
Savills

Collado Collins
GIA

Bureau Veritas
Bureau Veritas
Norman Bromley
Entran Ltd
Refer to individual chapter of the ES

Norman Bromley
Greengage

Bradley Murphy Design
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1.17 An Affordable Housing Statement is also included in Section 5 of this Town Planning Statement.

1.18 The submission accords with national and local validation requirements and has been discussed
with officers at WHBC prior to submission of the application.

Structure of the Town Planning Statement

1.19 This Town Planning Statement is structured as follows:

savills.com

Section 2 - Site Description and Background: Provides details of the Site and its
surroundings, an overview of the planning history associated with the Site and sets out the
legal position with regards to overlapping consents;

Section 3 — Proposed Development: Provides an explanation of the proposed
amendments sought;

Section 4 — Planning Policy Framework: Provides a summary of the relevant planning
policies and other material considerations;

Section 5 — Planning Considerations: Assesses the acceptability of the proposals in the
context of relevant planning policies and material considerations;

Section 6 — Summary and Conclusions: Summarises the report findings and provides a
set of conclusions.
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Site Description & Background

Site Description

The Former Shredded Wheat Factory is located to the east of Welwyn Garden City town centre in
the Peartree ward. The Site comprises a former cereal production factory to the north of Hyde Way
and industrial and factory uses on the southern side.

The Site is bound on the eastern side by Broadwater Road (A1000), to the south by the residential
sites known as the former Roche Factory site (N/2010/1776/MA) and the Bio Park building, the Pall
Mall distribution building and the East Coast Mainline to the west and Bridge Road/Hunters Bridge
to the north. The Site is bisected by Hyde Way which runs east-west across the Site and provides a
pedestrian and vehicular link to the train station footbridge, and on to the town centre, for the eastern
half of the town.

Access to the Site is provided from Hyde Way which has a junction with Broadwater Road. There
are also five dropped-crossing style access from Broadwater Road. The Site also shares access
with the adjacent warehouse via a priority junction onto Bridge Road.

The surrounding area is mixed in character. Broadwater Road is largely in light industrial and
commercial use. The west of the site is bounded by Welwyn Garden City railway station with
residential and town centre uses including retail, restaurants and hotels located beyond the station.
To the north beyond Bridge Road comprises light industrial uses and to the south beyond the site
boundary is residential located along Broadwater Crescent.

The Site is located within Flood Zone 1 and therefore is at low risk of flooding. Small sections of the
Site are subject to surface water flood risk.

The Site is in a highly sustainable location and is within 200m of six bus stops served by 14 bus
routes. The site is also within walking distance of Welwyn Garden City railway station which is
accessed via the on-site footbridge. These trains provide direct services into central London and
Peterborough.

The Site benefits from its close proximity to Welwyn Garden City Town Centre, which provides a
range of retail functions and services. Within 2 km of the Site are several primary and secondary
schools, the nearest school being Peartree Primary School on Peartree Lane. This is readily
accessible to the development site via the public footpath that runs from Broadwater Road, just to
the south of the Site, to Peartree Lane. Formal public sports facilities are available within 1km at
Gosling Sports Centre, water sports within 2km at Stanborough and indoor swimming within 4km at
the Hatfield Swim Centre.

Planning Background

The Site’s former use as the Shredded Wheat Factory ceased in 2008. The Site is subject to a
number of planning applications and has been vacant until development commenced on the South
Side of the Site under the Masterplan Permission as set out below. A summary of relevant
applications can be found in Appendix 1.

The Masterplan Permission — 2018/0171/MAJ

In February 2019, full planning permission was granted for:

“Creation of a mixed-use quarter comprising the erection of up to 1,340 residential dwellings
including 414 (31%) affordable dwellings (Use Class C3); 114 extra care homes (Use Class
C2); the erection of a civic building comprising 497m2 of health (Use Class D1), 497m2 of
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community use (Use Class D1), 883m2 of office (Use Class B1) and 590m?2 of retail (Class
A1/A2/A3/A4/A5); alterations, additions and change of use of Grade Il Listed Building and
retained Silos to provide 5,279m2 of flexible business floorspace (Use Class B1), 270m2
Combined Heat and Power (Sui Generis), 2,057m2 International Art Centre (Use Class D1),
1,235m2 Gymnasium (Use Class D2), 1,683m2 of Restaurant/Coffee Shop/Bar (Use Class
A1/A3/A4/A5), Creche/Day Nursery (Use Class D1) of 671m2 as well as a Network Rail TOC
Building (Use Class B1) of 360m2, plus associated car parking, access, landscaping, public
art and other supporting infrastructure.”

2.10 Three non-material amendments (‘NMAs’) were submitted and approved in relation to the
Masterplan Permission. These NMAs are outlined in Appendix 1 and relate to design changes and
variation to condition wording.

2.1 Works commenced on the Masterplan Permission (South Side Blocks 10 and 11) in February 2020.
Phase 1 is complete and is now occupied providing 208 affordable homes alongside the associated
landscaping and public realm.

The 2025 North Side Application — 6/2025/0321/MAJ

212 The 2025 North Side Application was submitted to WHBC in March 2025 by RMS (Welwyn Garden
City) Ltd. The application seeks full planning permission and listed building consent for:

“Detailed planning application for redevelopment of the Former Shredded Wheat Factory site
to include for demolition of some existing structures (including some Grade Il Listed Buildings),
and the provision of townhouses (Use Class C3), residential care accommodation for the
elderly (Use Class C2) with associated communal facilities, Build to Rent accommodation
(Use Class C3) with associated communal facilities, an aparthotel (Use Class C1), a retail and
cycle hub unit (Use Classes E and Sui Generis), and the change of use of remaining existing
retained buildings to retail, commercial and leisure uses (Use Classes E, F2 and Sui Generis)
with associated cycle parking, car parking, access, landscaping and other supporting
infrastructure. Linked with application 6/2025/1635/LB.”

213 In summary, the development will comprise:

savills.com

578 homes, including 133 houses, 304 build-to-rent (‘BTR’) apartments and a 141 unit
retirement living community;

180-room aparthotel, including ancillary public café;

Restoration of Grade Il listed silo complex, including rooftop restaurant, bar, co-working
space, and rock-climbing facility within the body of the silos forming approximately
1,810sgm of Use Class E / F2 space, and 215sgm sui generis (drinking establishment)
space, with Goodman Square to the south;

Approximately 340sgm of retail space across two buildings, within a new building integrated
into the footbridge to the town centre and railway station and within an existing single storey
building which is part of the silo complex;

A secure cycle hub within the new footbridge building;

388 car parking spaces, including 133 spaces for the townhouses, 92 spaces for the BTR
scheme and 47 visitor spaces related to those residential uses. The retirement living
community will include a 76 space car park for residents and staff. 27 on-street car parking
spaces will be reserved for commercial uses, with 3 of these assigned for hotel staff. 13 car
club spaces are proposed for free use by those living on site and for general use by residents
of Welwyn Garden City (with a subscription); and
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e 2.6ha of public open space.

WHBC Planning Committee resolved to grant planning permission and listed building consent in
November 2025, subject to conditions and completion of the Section 106 Agreement. The
Committee Report sets out the following obligations which remain under negotiation between WHBC
and the applicant:

e On-site provision of waste and recycling;
e Indoor sport facilities;

e Qutdoor sport facilities;

¢ Childcare facilities;

e Education provision;

o Fire and rescue services;

e Waste services;

¢ Youth services;

o Heritage strategy and heritage works;

e On-site car club provision;

e Proposed works to footbridge;

e Securing any new public rights of way on-site; and
e Securing Biodiversity Net Gain.

The implications of the 2025 North Side Application on the Masterplan Permission are detailed
below.

Legal Position — Overlapping Position

It has long been established that, due to legal requirements, it is not lawful to build out two
inconsistent planning permissions where those permissions overlap, even partially. This principle,
known as the Pilkington principle, has been further clarified by the Supreme Court judgment in
Hillside Parks Limited v Snowdonia National Park Authority [2022] UKSC 30, which has renewed
focus on the issue. This Section 73 application addresses the potential impact of the 2025 North
Side Application in light of these legal requirements concerning overlapping permissions. Given the
importance and complexity of the matter, great care has been taken in drafting this Section 73
application to ensure that no overall incompatibility arises between the Section 73 permission (if
granted) and the 2025 North Side Application (if granted).

The Masterplan Permission covers both the North and South Sides of the Site. Metropolitan Thames
Valley has built out two blocks and intends to continue development of the remaining four blocks on
the South Side pursuant to the Masterplan Permission. However, the effect of the Supreme Court
judgment in Hillside is that if development is implemented under a separate planning permission for
the North Side that is materially inconsistent with the Masterplan Permission, any further
development on the South Side may be considered unlawful. This is because it would no longer be
possible to carry out the full extent of the development permitted by the Masterplan Permission due
to physically inconsistent development on the North Side.

At paragraph 68 of the judgment, the Supreme Court stated:

savills


https://www.savills.co.uk/

Former Shredded Wheat Factory

219

2.20

2.21

2.22

2.23

savills.com 10

"But (in the absence of clear express provision making it severable) a planning permission is
not to be construed as authorising further development if at any stage compliance with the
permission becomes physically impossible."

The reference to ‘express provision making it severable’ confirms that planning permissions can be
structured so that different areas are severable from each other. This means that development under
a different planning permission within part of the area covered by the original permission does not
necessarily engage the Pilkington principle.

One purpose of this application is therefore to introduce the necessary severability into the
Masterplan Permission, allowing the development of the South Side to be completed pursuant to
the Masterplan Permission in full compliance with all terms required for its completion (as amended
by this application).

The principle of the approach is to vary the conditions attached to the Masterplan Permission to
expressly allow for the possibility of bringing forward development of the North Side pursuant to the
2025 North Side Application (if granted) and so that the developer of each of the South and North
Sides can, respectively, complete their component parts of the development in full compliance with
the conditions attached to the Masterplan Permission (as amended). Save for the substantive
amendments proposed and explained in Section 3 and 4 of this Town Planning Statement, this
means that the physical development permitted by the Masterplan Permission itself is not varied.
Rather, this Section 73 permission (if granted) allows for the possibility of a different form of
development being brought forward on the specific part of the Site covered by the 2025 North Side
Permission (if granted). This approach does not create an empty ‘white space’ in the area of the
North Side, nor does it directly permit the proposed North Side development. Its purpose is to ensure
that the permissions deliberately and expressly refer to each other, making it clear that the
development permitted by the 2025 North Side Application is compatible with the remainder of the
Masterplan Permission on the South Side. A new condition is also proposed to secure a ‘Masterplan
Consents Plan’; a plan that can be updated from time to time to clearly show, on the face of the
permission, which part of the development is to be delivered under which consent. This is intended
to ensure complete transparency. See Figure 2.1 as a visual of the intended Masterplan Consents
Plan at the time of writing this Town Planning Statement.

By expressly referencing the possibility that development of the North Side may be carried out
pursuant to a different permission (and referring to that exact permission), the Supreme Court’s
requirement for ‘clear express provision’ making parts of the permission severable is addressed.
Referring to the 2025 North Side Application specifically allows the local planning authority to be
certain that the developments under the two permissions will not be inconsistent, as the information
provided with both applications enables the local planning authority to assess their combined
acceptability.

Although it is lawful for a local planning authority to grant a planning permission that is incompatible
with another on the same site (see Fiske [2023] EWCA Civ 1495), this does not mean that the impact
of such a permission on an existing one is not a material consideration. A valid material consideration
is one that serves a planning purposes, namely, one that relates to the character of the use of the
land. The impact on the deliverability of the remainder of the approved development of 435 dwellings
(643 in total, including the 208 built in Phase 1) on the South Side pursuant to the Masterplan
Permission would therefore be a significant material consideration for WHBC in its assessment of
the 2025 North Side Application. This is especially relevant in light of the National Planning Policy
Framework (‘NPPF’) (December 2024) and the Government’s renewed focus on housing delivery. It
should be noted that the Applicant has a proven track record of delivering two blocks pursuant to
the Masterplan Permission, and its continued intention to complete the lawfully permitted
development should be afforded significant weight.
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2.24 Alongside this Section 73 application, it is proposed that a deed of variation be entered into in respect
of the unilateral undertaking (‘UU’) under Section 106 of the Act, completed on 15 February 2019,
which includes planning obligations relevant to the Masterplan Permission. The deed of variation is
intended to sever the obligations between the North and South Sides, clarifying which obligations
relate to which part of the Site and avoiding unnecessary crossover. The North Side owner will need
to agree that, in respect of the North Side the 2019 UU is superseded and covenant not to carry out
any development under the Masterplan Permission in respect of the land covered by the 2025 North
Side Application.

2.25 Updates are also proposed to the planning conditions attached to the Masterplan Permission. These
are provided at Appendix 2 to this Town Planning Statement as track changes for ease of reference.

|

1 Masterpian Consents
T i e

Figure 2.1: Masterplan Consents Plan
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The Proposed Development

This Section provides a summary of the proposed amendments to the South Side of the Masterplan
Permission, namely Blocks 8, 9, 12 and 13 and the associated public realm and access
arrangements. The changes proposed to the development are primarily design and compliance-
driven, reflecting updated Building Regulations, fire safety requirements and energy performance
standards, as well as ensuring a compatible development should the 2025 North Side Application
be granted and implemented

The Applicant has discussed the proposed amendments with officers at WHBC and agreed that the
amendments alone would be considered as ‘non-material’. However, a Section 73 application is
submitted in order to resolve the potential for overlapping permissions.

Full details of the proposed amendments are set out in the accompanying Design and Access
Statement Addendum, prepared by Collado Collins.

The proposed amendments do not relate to the North Side. If any development was to come forward
pursuant to the North Side of the Masterplan Permission that required compliance with Building
Regulations, that part of the development would require its own amendments. This is considered
highly unlikely due to the 2025 North Side Application which has been resolved to grant and therefore
presents the most realistic proposal for development on the North Side. Building Regulations and
planning are different regimes and it will be for the person responsible for building to ensure that
technical compliance with regulations is maintained notwithstanding any planning approval.

Energy Strategy

An energy centre, including a district heating network (‘DHN’), has been constructed under the
Masterplan Permission as part of the South Side Phase 1 works to serve the South Side. These
proposals relate to Blocks 8, 9, 12 and 13 of the South Side which would continue to be connected
to the energy centre, but with air source heat pumps (‘ASHP’) mounted on each of the blocks, the
inclusion of photovoltaic panels and other minor alterations to the energy strategy. The changes are
proposed to the South Side energy strategy to meet the requirements of approved document Part
L, which promotes the use of electricity over gas, and are set out in full in the accompanying Energy
and Sustainability Statement Addendum, prepared by Normal Bromley.

Access, Servicing and Parking
Access

The principles of vehicle, cycle and pedestrian movements established by the Masterplan
Permission remain largely unchanged. However, vehicular access to Block 8 previously relied upon
access from Hyde Way, which is third party land. To ensure the Applicant can independently deliver
the South Side, vehicular access is proposed from the south of Block 8, from land within the
Applicant’s ownership. This will relieve pressure on the capacity of Hyde Way and its junction with
Broadwater Road.

Deliveries, Refuse and Servicing

The principles of refuse, delivery and servicing strategy remain as approved by the Masterplan
Permission.

Parking

The car parking ratio established by the Masterplan Permission is an average of 0.70 spaces per
dwelling. For the South Side, the parking ratio was 0.73. The current proposals seek a slight
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reduction to parking numbers for the South Side to 453 spaces, at an average of 0.70 spaces per
dwelling which complies within the Masterplan Permission as a whole. The majority of parking
across the South Side is provided in the form of under croft parking beneath podium landscape
areas and will include visitor spaces at a ratio of 10% and Car Club spaces at a ratio of 3%.

Cycle parking will remain at 1 space per dwelling, as approved by the Masterplan Permission. Cycle
parking is provided in secure and weather-tight stores close to the main entrance of each block and
accessed externally.

Fire Strategy

Recent changes to Building Regulations mean that blocks of 7 storeys and higher fall within the
definition of a High-Risk Building (‘HRB’) for fire safety. This applies to Blocks 8A, 8B, 9A, 9B, 12A,
12B, 13A and 13B of the South Side. A comprehensive fire analysis of Blocks 8, 9, 12 and 13 has
been undertaken by the design team, including Bureau Veritas as fire consultants, to ensure the
development meets the required standards and to prepare the development for Gateway 1
submission.

There will be no shared fire infrastructure between the North and South Sides, the South Side will
operate entirely independent of the North Side.

The design revisions include introduction of two stairs and ventilated evacuation lobbies and
ventilated corridors and internal alterations to provide suitable fire exits, travel distances and lobbies.

Internal Layout and Housing Mix

The internal layout changes required to meet the new fire regulations have resulted in changes to
flat types and layouts within Blocks 8, 9, 12 and 13. While the number of dwellings remains at 435,
the housing mix is adjusted as shown at Table 3.1.

Unit Type Masterplan Proposed
Permission

1 Bed 167 184
1B1P 0 55
1B2P 167 129
2 Bed 243 220
2B3P 130 110
2B4P 113 110
3 Bed 25 31
3B4P 13 0
3B5P 12 31
Total 435

Table 3.1: Proposed Housing Mix

In accordance with the Masterplan Permission, 10% of the dwellings comply with Building
Regulations M4(3) to be wheelchair accessible or easily adaptable for a wheelchair user. These
units are located on lower floors and meet nationally described space standards (‘NDSS’).
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The percentage of north facing units and dual-aspect units remains as per the Masterplan
Permission.

This Town Planning Statement has been prepared by Savills in support of an application pursuant
to Section 73 of the Town and Country Planning Act 1990 (as amended) (‘the Act’) to vary planning
conditions attached to planning permission ref. 6/2018/0171/MAJ (hereafter referred to as the
‘Masterplan Permission’).

Design Updates

A series of minor updates to the blocks are also proposed, in response to the technical changes
described above, and partly as a result of an internal design and technical review of the delivery of
South Side Phase 1. The updates to Blocks 8, 9, 12 and 13 are designed to work within the overall
Masterplan Permission and retain the key principles established through the permission.

These changes are described within the Design and Access Statement Addendum and include a
streamlined fagade design with simplified window designs, adjustments to glazing for overheating
prevention and revised material detailing.

Landscaping

Minor configurations to the landscaping arrangements have been made as a result of changes to
the access and parking requirements and are described in the Design and Access Statement
Addendum. The overall quality of the landscaping remains as approved by the Masterplan
Permission.
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Planning Policy Framework

Section 38 of the Planning and Compulsory Purchase Act 2004 states:

“When making any determination under the Planning Acts, regard is to be had to the
development plan, the determination shall be made in accordance with the plan unless
material considerations indicate otherwise.”

For the purposes of section 38(6) of the Planning and Compulsory Purchase Act, the Development
Plan comprises:

o Welwyn Hatfield Local Plan 2016-2036 (October 2023);
¢ Hertfordshire Minerals Plan (March 2007);

e Waste Core Strategy and Development Management Policies DPD 2011-2026 (November
2012); and

e Waste Site Allocations DPD (July 2014).
Other material considerations include:
¢ National Planning Policy Framework (‘NPPF’) (2024);
e Planning practice guidance (‘PPG’);
e Regional and local supplementary planning guidance and documents; and
e Building Regulations.
National Planning Policy Framework

The NPPF provides the Government’s planning policies, outlining that the purpose of the planning
system is to contribute to the achievement of sustainable development, which includes providing
homes and supporting infrastructure in a sustainable manner. At the heart of the NPPF is a
presumption in favour of sustainable development (paragraph 10 and 11).

Paragraph 8 sets out three overarching objectives for achieving sustainable development. Alongside
an economic and environmental objective, a social objective is outlined which is to support strong,
vibrant and healthy communities by ensuring that a sufficient number and range of homes can be
provided to meet the needs of present and future generations; and by fostering well designed and
safe places with accessible services and open spaces. Paragraph 98 outlines that planning
decisions should consider the social, economic and environmental benefits of estate regeneration.

The NPPF also sets out policies to:
o Make efficient use of land and to achieve well-designed, healthy and safe places;
e Deliver a sufficient supply of homes;
e Promote sustainable transport;
¢ Meet the challenge of climate change and flooding; and

e Conserve and enhance the natural and historic environment.
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The Government published a consultation on a revised version of the NPPF on 16 December 2025.
If adopted prior to the determination of this application, further supplementary information will be
submitted to support this application.

The Local Plan

The Local Plan was adopted on 12 October 2023, after the grant of the Masterplan Permission. It
sets out the spatial strategy and the vision for the borough for the period 2016-2036. The Local Plan
sets out that Welwyn Garden City alongside Hatfield will be the main focus for housing and expects
15,200 homes to be delivered in both towns.

The Site is allocated within the Local Plan under Site Allocation SDS3 (Broadwater Road West).
This allocation is spread across four different landownerships including:

e The former BioPark site subject to planning ref no. 6/2020/3420/MAJ for 289 dwellings.

e Broadwater Road West, Pall Mall site with an estimated target of 170 new homes (as per
the WHBC Annual Monitoring Report 2023/24, published January 2025) (‘the AMR’).

e Former Shredded Wheat Factory North and South Sides.

The allocation sets out the requirement for 1,863 new homes over the Plan-period to 2036 alongside
mixed-use development comprising employment, leisure and rail-related uses. To date, the BioPark
site has permission granted for 289 new homes and the Pall Mall site is expected to come forward
later in the Plan-period as set out in Welwyn Hatfield’s Housing Delivery Test and Action Plan (June
2024). The AMR notes the Masterplan Permission relating to the Site and acknowledges other
applications are also awaiting determination.

Policy SP 17 also relates to the site allocation ‘Land at Broadwater Road West’ which states that the
development on the Site should comply with the Broadwater Road West SPD. The policy sets out
that development should conform with the below principles:

i. To create a sustainable neighbourhood with an appropriate mix and density of uses for its
central location; and to support living and working in close proximity;

ii. To establish strong connections between the east side of town, the site and through to the
town centre by the provision of footpath and cycleway links;

iii. To provide a wide mix of housing types, sizes and tenures, including a minimum of 30% of
all units as affordable housing unless it can be robustly demonstrated that such a proportion
would not be viable; housing for older people;

iv. To use the industrial heritage as a cue for form, character and identity — re-use listed
structures and ensure sympathetic development;

V. To adopt the urban design principles set out in the Broadwater Road West Supplementary
Planning Document;

Vi. To accommodate large scale uses which would best be located near the town centre;

vii. To incorporate open space in accordance with the principles set out in the Broadwater Road
West Supplementary Planning Document;

viii. At least 5,800sgm of Class E(g) employment floorspace will be provided in addition to that
which was already provided on the site as at 1 April 2016;

savills


https://www.savills.co.uk/

Former Shredded Wheat Factory

4.12

4.13

4.14

4.15

4.16

4.17

4.18

savills.com 17

iX. About 1,850 dwellings will be provided in addition to those already provided on the site as
at 1 April 2016. Affordable housing will be sought on the basis of an overall 30% on-site
delivery target

X. Provision will also be made for community uses, fitness / leisure, retail (about 570sqm),
cafés / restaurants / bars and a hotel;

Xi. Building heights should be lower in the southern part of the site;

xii. ~ The setting of, and longer views to and from, heritage assets, including Hatfield House,
should be preserved.

Policy SP 3 sets out to align with the settlement hierarchy, the primary focus for new development
will be in and around Welwyn Garden City and Hatfield where there is good access to transport
networks and accessibility to job opportunities, shops, services and other facilities.

Policy SP 7 relates to housing type and mix. The policy sets out that provision will be for a range of
housing to support the needs and requirements of different households. In relation to housing mix,
policy states that proposals for 10 or more dwellings should demonstrate a mix of tenure, type and
size of housing with regard to the Council’s latest housing need evidence. Housing should cater for
the different needs of single person households, couples and families. The policy states on larger
sites, there should be a greater opportunity to deliver a broader mix of housing.

Policy SP 7 also sets out that subject to viability, a 30% affordable housing target is required for new
homes built within Welwyn Garden City, including at Site Allocation SDS3.

Policy SP 7 sets out that at least 20% of all new dwellings on sites proposing 5 of more new dwellings
will be required to meet Building Regulations Part M4(2). This proportion may be varied where
dwellings are proposed to meet Part M4(3) standards for ‘wheelchair user dwellings’.

Policy SP 1 and SADM 11 aim to ensure that development is well designed and the principles of
sustainable development have been applied. This includes Policy SP 1 which sets out that
brownfield land should be prioritised for development and for development to be placed in areas
which minimise travel and which are well served by jobs and local services and infrastructure. Policy
SP 1 also sets out that climate change adaptation and mitigation principles should be included in
the design of schemes including energy efficient measures. Policy SADM 11 sets out that that
proposals will be required to create and protect a good standard of amenity for buildings. This
includes ensuring satisfactory levels of daylight and sunlight within buildings and open spaces,
providing dual aspect dwellings wherever feasible and reducing the need for mechanical ventilation.
Policy SADM 11 sets out that proposals for C3 dwellings will be required to meet the Nationally
Described Space Standards, unless it can be robustly demonstrated that this would not be feasible
or viable.

Policy SP 4 and SADM 2 relate to transport. Policy SP 4 promotes the use of sustainable modes of
transport and improving the safety for highway users as well as setting out that the Council will work
with relevant bodies to fund improvements towards transport infrastructure. Policy SADM 2 sets out
that development proposals will be permitted provided there would no severe residual cumulative
impacts on the local and/or strategic transport network following the implementation of mitigation
measures. The policy sets out that proposals which generate a significant amount of traffic
movements must be accompanied by a Transport Assessment or Statement. Policy SADM 2 states
there should be no negative impacts on safety and should be designed to allow safe and suitable
means of access to and from all site users.

With regards to parking, Policy SADM 2 states that there should be satisfactory and suitable levels
of parking in accordance with the criteria set out in SADM 12 and the Council’s parking standards
and taking into account opportunities for public transport, cycling and walking. Policy SADM 12
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states that type and quantum of vehicle and cycle parking provided will be informed by the Council’'s
parking standards taking account of:

a) The site’s location and accessibility to public transport, services and facilities;

b) The nature and degree of parking demand likely to be associated with the development and
opportunities for shared parking; and

c) The need to promote more sustainable forms of travel within the borough.

Policy SADM 12 states that an appropriate level and type of vehicle charging infrastructure should
be made with new residential related development.

Policy SADM 3 sets out that proposals should make provision (where appropriate) for cyclist through
safe design and layout of routes integrated into the development including the provision of secure
cycle parking.

Policy SP 10 and SADM 13 relate to energy and sustainability. Policy SP 10 sets that the layout and
design of the site and buildings should reflect the energy hierarchy to maximise opportunities to
reduce carbon emissions. The policy sets out that renewable and low carbon energy infrastructure
should be used where appropriate. Policy SADM 13 sets out that all major development must
demonstrate that they have maximised opportunities for renewable and low carbon energy.
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Planning Considerations

The North Side has been retained as permitted within the Masterplan Permission. This Section 73
application does not seek any substantive amendments to the North Side. The assessment below
sets out changes to the South Side (Blocks 8, 9, 12 and 13) only as compared to the Masterplan
Permission. As set out above these changes do not affect Blocks 10 and 11 which have been fully
completed in accordance with the Masterplan Permission. The section below provides an
assessment of the proposed amendments to Blocks 8, 9, 12 and 13 against the policies of the
Development Plan, having regard to material considerations.

Fire Safety

The buildings have been designed to the highest fire safety standards to ensure that they can meet
the requirements of the latest fire safety regulations. This includes the introduction of a second
staircase to Blocks 8A&B, 9A&B, 12A&B, 13A&B which are over 18m to satisfy the requirement
approved document Part B (Fire Safety) of the Building Regulations.

The application is supported by a Fire Statement, prepared by Bureau Veritas which demonstrates
that the amendments will comply with the functional requirements of Part B of the Building
Regulations once the post-planning detailed design has been developed.

Energy Efficiency and Overheating

An Energy and Sustainability Statement Addendum has been prepared by Norman Bromley. The
assessment demonstrates that the proposed energy strategy will achieve an estimated overall 64%
reduction in regulated CO2 emissions for Blocks 8, 9, 12 and 13. The development therefore
provides a greater reduction in regulated emissions compared to the 35% reductions under Part L
2014 approved under the Masterplan Permission and it has been demonstrated that opportunities
for renewable and low carbon sources of energy supply have been maximised in accordance with
Local Plan Policy SADM 13.

To provide the required enhanced overheating performance to meet Part O, obscure glazing has
been added to the lower panels of windows to provide shading.

The proposal therefore accords with Local Plan Policies SP 1, SP 10 and SADM 13. In comparison
to the Masterplan Permission there will be a greater reduction in CO2 emissions in combination with
a renewable energy contributions. The changes ensure that the scheme is compliant with changes
to the Building Regulations Part L and is reflected by the shift from gas heating to electric heating
via ASHPs, adding photovoltaic panels and improved insultation and airtightness.

Housing Mix

Local Plan Policy SP 7 seeks to deliver a choice of homes and to create sustainable, inclusive and
mixed communities. Proposals for 10 or more dwellings are required to demonstrate how the mix of
tenure, type and size of housing proposed has regard to the Council’s latest evidence of housing
need and market demand with the aim of meeting the various needs of different households,
including single person households, couples, families with children, older people and people with
disabilities.

Local Plan Table 4 provides an indication of the housing mix requirements for the borough, but is
not a prescriptive policy requirement. Table 5.1 provides a comparison of the proposed housing mix
against the housing need cited at Local Plan Table 4.
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Unit Type Local Plan Local Plan Need Masterplan Permission Proposed
Need (%) (Units) (Units) (Units)

1 bed 14.5 63 167 184

2 bed flat 9.5 41 243 220

2 bed 13.7 60 0 0

houses

3 bed 40.9 178 25 31

4 bed + 21.4 93 0 0

houses

Table 5.1: Housing Mix

The principles of the Site’s development are established through the Masterplan Permission which
secures a high-density development to make use of this highly sustainable brownfield site close to
Welwyn Garden City and extremely well-connected to sustainable transport links. Under the
Masterplan Permission, the South Side provides a wholly flatted residential development and does
not include houses, this remains unchanged within this S73 application.

The proposed mix continues to deliver a good mix of 1, 2 and 3 bedroom homes, catering for single
person households, couples and families of all types. The changes also provide an improvement
when compared to the latest housing need evidence through an increase in 3 beds and changes of
some 2 beds into 1 beds.

All flats are compliant with either Building Regulations Part M4(2) ‘accessible and adaptable
dwellings’ (90% of units) or Part M4(3) ‘wheelchair user dwellings’ (10% of units), far in excess of
the minimum requirement for 20% of new homes to meet Part M4(2) standards set out at Policy SP
7 of the Local Plan. The provision of wheelchair accessible / adaptable dwellings is a key indicator
of the development’s ability to meet a range of local housing needs in a key location for housing
development.

The development accords with Local Plan Policy SP 7 through delivery of a range of housing to
support the needs and requirements of different households.

Quality of Residential Accommodation

The proposed development is designed to deliver high-quality homes, fully aligned with national and
local policy objectives. It provides generous private and communal amenity spaces and ensure
compliance with BRE recommendations with regards to daylight, sunlight and overshadowing,
ensuring bright and welcoming living conditions. The overall design reflects the principles
established in the Masterplan Permission.

Amenity Space

Policy SADM 11 and the WHBC Supplementary Design Guidance (‘SDG’) generally seek to create
and protect a good standard of amenity for buildings and external open space, including dwellings
being dual-aspect, wherever feasible. As a minimum, all proposals for dwellings should also
incorporate private or communal amenity space that meets the reasonable needs of its users.
However, the Local Plan does not apply rigid standard sizes for amenity space, but the layout and
design of the amenity space in relation to the built environment should ensure that the amenity space
is functional and useable in terms of its orientation, width, depth and shape, with the amenity space
large enough to be useable and meet the needs of the occupiers of the dwelling.
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All units will have access to a private balcony and / or communal amenity spaces in the form of
landscaped podiums. In addition, the Weave provides an extensive new public open space at the
heart of the development.

As established through the Masterplan Permission, 53% of units will be dual-aspect and 6% will be
north facing single-aspect units. It has also been demonstrated that the development will provide a
good range of unit sizes to meet the needs of a range of households.

Daylight, Sunlight and Overshadowing

GIA have prepared an Internal Daylight, Sunlight and Overshadowing Report for the current
proposals due to the changes to internal layouts. Two assessments have been undertaken, the first
studies the impacts of this Section 73 application on the North Side as approved under the
Masterplan Permission, and the second studies the impacts of these proposals on the 2025 North
Side Application. This provides a robust assessment of the impacts of the proposed development
on the North Side development.

The study shows that in relation to daylight, the overall performance of the scheme is good with 76%
of rooms assessed achieving the minimum levels of daylight recommended in national guidance.
Of those rooms experiencing lower daylight levels, this is mainly due to the presence of balconies —
whereby occupiers would still be able to benefit from daylight by stepping outside - or because the
room is larger meaning light is concentrated at the front of the room. When assessed against the
current proposals for the North Side, 77% of rooms would achieve recommended levels of daylight,
an increase of 20 rooms out of the 1,093 assessed.

In relation to sunlight, BRE Guidelines recommend that for a dwelling to be considered well sunlit,
at least 1.5 hours of direct sunlight should be available to one of its windows on the spring equinox.
77% of the 435 dwellings would meet or exceed this recommendation. All flats would achieve the
recommended sunlight exposure within the main living space, which is considered preferable by the
BRE. The current proposals for the North Side would achieve the same levels of sunlight. The
shortfalls are almost exclusively limited to units without a southerly orientation and would not be
materially different to the Masterplan Permission. In the context of an urban development in a highly
sustainable location, the Site’s planning history and support for the optimisation of the Site to
contribute towards housing delivery, the development is considered to perform well in terms of
sunlight availability.

Finally, the Daylight and Sunlight Assessment provides an overshadowing analysis of the outdoor
spaces, the most prominent being the Weave. BRE Guidelines recommend that for an area to be
well sunlit throughout the year, at least 50% should receive 2 or more hours of sunlight on the spring
equinox. The overshadowing analysis shows that most outdoor areas comfortably exceed BRE'’s
recommendation, providing excellent sunlight amenity. Only 2 podium terraces within Blocks 12 and
13 fall marginally below the target with 42% and 44% of their areas receiving the required 2 hours
of direct sunlight. However, the 50% target would be achieved just a few days after the equinox on
24th and 25th March respectively.

Space Standards

To accommodate the required changes within the consented envelope whilst retaining the approved
unit numbers and making only minimal adjustments to the housing mix, some units will fall below
the NDSS. Overall, 53% of units are slightly smaller than the NDSS guidance, typically by 8-10%.
This reflects a careful balance by ensuring the scheme delivers the full housing provision whilst also
offering a range of high-quality design features, including generous private and communal amenity
spaces and exceeding BRE Guidance in terms of daylight and sunlight. Importantly, all Part M(4)3
homes fully meet NDSS requirements, and the remaining units comply with Part M(4)2 standards
and Homes England guidance. The Design and Access Statement Addendum includes a detailed
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study of typical layouts, demonstrating that the overall quality of accommodation remains high and
consistent with the principles established in the Masterplan Permission.

Paragraph 135 of the NPPF seeks to achieve a high standard of amenity for existing and future
users and advises planning policies to make use of the NDSS, “where the need for an internal space
standard can be justified.” Local Plan Policy SADM 11 similarly seeks compliance with NDSS unless
it can be robustly demonstrated that this is not feasible or viable. The justification given for the use
of the NDSS (paragraphs 11.14 — 11.16 of the Local Plan) highlights that previous permissions under
the former District Plan often delivered homes significantly below NDSS, with some exceeding a
10% shortfall.

None of the proposed homes would fall more than 10% below NDSS, and any shortfall is therefore
considered minor. All homes will continue to meet Part M(4)2 and M(4)3 accessibility standards and
Homes England guidance, ensuring high-quality, inclusive living environments.

The Site represents brownfield land in a highly sustainable and accessible location, where national
and local policy strongly supports the optimal use of land to meet housing needs. With WHBC
currently able to demonstrate only a 2.5-year supply of deliverable housing land, the Site plays a
critical role in meeting housing targets through its allocation in the adopted Local Plan and the
Masterplan Permission. While achieving NDSS for every unit has not been possible within the
consented envelope, significant changes to the extant permission are neither viable nor feasible.
Reducing unit numbers would materially impact the Council’s housing supply and the scheme’s
viability, whereas the proposed approach ensures delivery of much-needed homes in line with policy
objectives.

The proposed development would, overall, provide a high standard of residential accommodation
which accords with Policy SADM 11 of the Local Plan as a whole. Any technical non-compliance
should be afforded limited weight in the wider context of the Local Plan objectives and does not
amount to non-compliance as a whole.

Affordable Housing Statement

No changes are proposed to the affordable housing to be provided compared to the Masterplan
Permission.

Design

The proposed amendments are limited in scope and maintain the high architectural quality required
by Local Plan Policy SP 9 which requires proposals to be informed by an analysis of the site’s
character and context so that they relate well to their surrounding and local distinctiveness.
Paragraph 135 of the NPPF sets out that decisions should ensure that developments will function
well and add to the overall quality of the area, not just for the short term but over the lifetime of the
development, and will be visually attractive, sympathetic to the local context, establish a strong
sense of place, optimising the potential of the site, and create a place that is safe, inclusive and
accessible.

The Broadwater Road West SPD emphasises Garden City principles, strong character, and
sustainable design, and these remain central to the scheme. The changes continue to respect the
Site’s industrial heritage and the masterplan framework approved by the Masterplan Permission.

The scale, massing and block structure remain within the envelope approved under the Masterplan
Permission. Adjustments are primarily compliance-driven and will result in minor changes to the
external appearance of the blocks and would not reduce the overall quality of the development
approved. The development will therefore comply with Local Plan Policy SP 9 and the principles set
out within the Broadwater Road SPD.
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Transport

Car Parking

Within the South Side, 370 resident car parking spaces will be provided, along with 64 visitor spaces
and 93 car club spaces, of which 298 will be allocated to Blocks 8, 9, 12 and 13. The total provision
is therefore 453 parking spaces, equating to an average of 0.7 spaces per dwelling for the South
Side consistent with the ratio approved under the Masterplan Permission for both the North and
South Sides. Under the original Masterplan Permission for the South Side, 0.73 spaces per dwelling
were proposed, therefore this change represents a minimal reduction and continues to support
sustainable travel choices.

WHBC'’s Parking Standards SPG (2004) has not been updated since the Masterplan Permission.
The parking standards set out that within Zone 2 of WHBC proposals should provide 25-50% of the
WHBC maximum parking standards. The WHBC maximum parking standards set out the following
standards:

e 1 beds: 0.75 parking spaces per dwelling;

e 2 beds: 1 parking space per dwelling;

e 3 beds: 1.5 parking spaces per dwelling; and

e 4 or more beds: 2 parking spaces per dwelling.

The proposed car parking ratio reflects the significant shift in national and local planning policy and
broader attitudes towards promoting sustainable travel. The NPPF and updated Local Plan policies
encourage reduced reliance on private cars and greater use of sustainable modes of transport. The
Site’s highly accessible location, close to Welwyn Hatfield town centre, adjacent to Welwyn Garden
City railway station, and well served by bus routes, provides an excellent opportunity to deliver
sustainable development. Improvements to pedestrian and cycle infrastructure, combined with 19
on-site car club spaces, will support residents in making sustainable travel choices and help towards
the cultural shift away from car ownership.

The on-site car club means that those residents who choose not to own a car would still have access
to one as often as they like. In accessible areas such as this, car clubs allow residents who only
require occasional use of a vehicle to make the choice not to own a vehicle themselves - the high
quantum of car club provision means that residents can quite easily live here without owning a car,
but still have access to one as and when they might need it for those essential journeys which cannot
be easily accommodated by public transport.

Access

The only changes to access arising from the amendments relate to the original vehicular access
arrangements in relation to Blocks 8 and 13 which under the Masterplan Permission are within the
North Side ownership. To avoid reliance on third-party land and ensure complete severability
between the North Side and South Side, the proposals now provide independent vehicular access
to these blocks from within the South Side, entirely on land within the Applicant’s ownership.

Car parks will also be accessed externally to comply with the updated fire strategy.

The changes are limited to providing internal access to two blocks within the South Side and do not
conflict with Policy SADM 2, which requires proposals to ensure safe and suitable means of access
without adverse impacts on highway safety. Paragraph 116 of the NPPF sets out that “Development
should only be prevented or refused on highways grounds if there would be unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be severe.” The
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revised access arrangements reduce cumulative impacts on the adjacent North Side by removing
dependency from third-party land.

As set out above, the changes to access are minimal and necessary to enable the South Side to
proceed alongside the 2025 North Side Application. The changes are compliant with both national
and local planning policies.

Delivery, Refuse and Servicing

Amendments are sought to delivery areas which will now take place on street within service bay
areas. This is require to ensure compliance with the Fire Safety Regulations which mean it is no
longer possible to provide direct access from the car park to the residential cores.

Cycle Parking

Cycle parking provision complies with WHBC parking standards. Cycle parking will be provided at a
ratio of one space per dwelling as per the Masterplan Permission.

Health

A Health Impact Assessment (‘HIA’) has been prepared by Greengage in light of the amendments
made by this application. The HIA sets out that that the proposed development is expected to have
a long-term positive impact on health and wellbeing throughout both the construction and operational
phases. The HIA assessed the scheme against 51 criteria within the NHS Healthy Urban
Development Unit's Rapid Health Impact Assessment Tool as set out within Appendix A of the HIA.
Of these 51 criteria, 32 scored positive, 12 neutral and 7 were not applicable to the scheme.

Environmental Statement

The ES provides an assessment of likely significant effects of the proposed development during
construction and following completion of the development. In relation to the following assessments,
there are shown to be no material changes to the outcomes of the assessment compared to the
outcomes of the assessment presented in the ES originally submitted in support of the Masterplan
Permission. Similarly, there are no material changes to the outcomes of the assessment in relation
to cumulative impacts which takes account of the 2025 North Side Application and other schemes
proposed within the local area:

o Air Quality;

e Wind Microclimate;

e Noise;

e Townscape and Visual Impact;

e Ecology;

e  Water Quality, Hydrology and Flood Risk;
e  Cultural Heritage;

e Socio-Economics; and

e Waste Management.
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Conclusion

This Town Planning Statement has been prepared by Savills in support of a Section 73 application
to vary conditions attached to planning permission 6/2018/0171/MAJ.

The application proposes minor amendments to Blocks 8, 9, 12 and 13 of the approved development
to comply with recently introduced fire safety regulations including, among other things, a
requirement for two staircases per core and updated Building Regulations relating to energy
efficiency and overheating. The proposals also seek to address lessons learned from the delivery
of Phase 1 of the development.

The development will continue to provide a varied housing mix to provide housing catered for both
single person households and families in combination with adjustments to building sections and
heights to accommodate improved thermal performance and structural requirements. The measures
ensure the integration of air source heat pumps and PVs as part of the revised energy strategy,
while maintaining the approved development envelope.

Facade updates have been introduced to simplify detailing, improve buildability, and meet current
technical standards. Key principles of the original design are retained and the proposed changes
collectively enhance sustainability, fire safety, and usability without altering the overall quantum,
massing, or character of the consented scheme.

On the South Side of the Masterplan Permission, two blocks (Blocks 10 and 11) have already been
delivered, providing 208 affordable homes as part of the 1,340 units approved under the Masterplan
Permission. The remaining four blocks are intended to follow under the same consent. However, the
Hillside judgment introduces legal complexities where overlapping permissions exist; any materially
inconsistent approval for the North Side could affect the lawfulness of further South Side
development. This application addresses those implications, with detailed analysis set out in Section
2.

Afull assessment of the Masterplan Permission against planning policy in place at the time planning
permission was granted was carried out as part of the decision making process for the Masterplan
Permission, as set out in the Planning Statement prepared in support of the application and the
officer’s report presented to the Planning Committee. At that time the application was considered to
be acceptable and in accordance with the provisions of the Development Plan and other material
considerations. This Town Planning Statement identifies any changes to planning policy that have
occurred since then and assesses the proposed amendments in relation to the current Development
Plan and other material considerations.

In summary, the proposed amendments are minor in nature, improve compliance and sustainability,
and do not result in harm when assessed against the Masterplan Permission. Where changes to the
Masterplan Permission are proposed, these have been demonstrated in this statement to be
acceptable and in accordance with planning policy, and as a result, national, regional and local
planning policy continues to support the overall masterplan proposals as amended. The scheme
aligns with the Development Plan as a whole and national policy objectives for sustainable
development. Approval of this Section 73 application is therefore considered appropriate and should
be granted without delay. Further strong support for grant of the Section 73, as a material
consideration which should be afforded significant weight, is the impact on the deliverability of the
remainder of the approved development of 435 dwellings (643 in total, including the 208 built in
Phase 1) on the South Side pursuant to the Masterplan Permission which may be put at risk through
implementation of the 2025 North Side Application. This is especially relevant in light of the NPPF
and the Government’s renewed focus on housing delivery. It should be noted that the Applicant has
a proven track record of delivering two blocks pursuant to the Masterplan Permission, and its
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continued intention to complete the lawfully permitted development should be afforded significant
weight; without the Section 73, doubt may be cast over the future delivery of the remainder 435
dwellings pursuant to the Master Permission. Granting one permission (2025 North Side Application)
should not come at the expense of the continued delivery of an already implemented Masterplan
Permission.
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Description of Development

Creation of a mixed-use quarter comprising the erection of
up to 1,340 residential dwellings including 414 (31%)
affordable dwellings (Use Class C3); 114 extra care homes
(Use Class C2); the erection of a civic building comprising
497 m? of health (Use Class D1), 497 m? of community use
(Use Class D1), 883 m? of office (Use Class B1) and 590 m?
of retail (Class A1/A2/A3/A4/A5); alterations, additions and
change of use of Grade Il Listed Building and retained Silos
to provide 5,279 m? of flexible business floorspace (Use
Class B1), 270 m? Combined Heat and Power (Sui Generis),
2,057 m? International Art Centre (Use Class D1), 1,235 m?
Gymnasium (Use Class D2), 1,683 m? of restaurant/coffee
shop/bar (Use Class A1/A3/A4/A5), Creche/Day Nursery
(Use Class D1) of 671 m? as well as a Network Rail TOC
Building (Use Class B1) of 360 m?; plus associated car
parking, access, landscaping, public art and other supporting
infrastructure.

Extensions and improvements (398m2) to retained original
1920s Silos, Production Hall, Grain Store and Boiler House
to enable the creation of an International Art Centre,
including enhanced connectivity and access, and flexible
uses within Block 4 and Block 5 (B1/D1/D2 Use Classes).

Flexible land use for floorspace within Blocks 1, 4, 5 (Class
B1/D1/D2 uses), the creation of 542 sq.m of additional
floorspace (Class B1/D1/D2) within Block 1, and agreement
to minimum floorspace quantums for the Class B1, Class D1
and Class D2 floorspace across the site.

Variation of Condition 52 (provision of open space and play
space) on planning permission 6/2018/0171/MAJ to remove
the skate park

Alterations and amendments to planning permission
6/2018/0171/MAJ, for the erection of a five-storey
community bridge building (1,257m2) for flexible use
(b1/d1/d2 use classes), incorporating a minimum of 338
square metres of D2 use class floor space, the removal of
the skate park.

Non-material amendment for the following: Internal
amendments: * Boosted cold water plant room increased
from 39sgm to 43sqm « Gas meter removed (covered by
relocation justification) ¢ Lift / stair core rotated (both cores) *
Foul Water Pump removed — reallocated to storage including
new entrance to car park « Communal lounge reduced from
54 to 52sqm « Buggy store increased from 27 to 31 sqm «
Staff room increased from 15 to 20 sqm ¢ Bin store and Plan
Electric positions flipped and reorientated to align with
changes to cores External Amendments: The removal of the
brick hit and miss wall to carparks * These have been
replaced with patterned metal perforated panels to carpark °
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Decision

Granted
15/02/2019

Granted
20/06/2019

Granted 05/09/2019

Refused
03/06/2019

Appeal Dismissed
20/08/2020

Granted 08/02/2022
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Former Shredded Wheat Factory

6/2018/0171/NMA2

6/2025/0321/MAJ

savills.com

CHP Flues from the CHP added to Block 11 « Edge
protecting handrails around roof edge have been added ¢
Various window types and positions updated « Balcony
positions updated following the window positioning updates °
Rainwater Pipes added to external fagades ¢ Podium Railing
and layout update following developing the podium
landscape ° Lift overrun layouts updated

Amendment of wording of conditions 14, 15 and 53

Detailed planning application for redevelopment of the
former shredded wheat factory site to include for demolition
of some existing structures (including some Grade Il listed
buildings), and the provision of townhouses (use class C3),
residential care accommodation for the elderly (use class
C2) with associated communal facilities, build to rent
accommodation (use class C3) with associated communal
facilities, an aparthotel (use class C1), a retail and cycle hub
unit (use classes E and Sui Generis), and the change of use
of remaining existing buildings to retail, commercial and
leisure uses (use classes E, F2 and Sui Generis) with
associated cycle parking, car parking, access, landscaping
and other supporting infrastructure

29

Granted
13/10/2022

Resolution to grant
planning permission,
subject to completion

of Section 106
Agreement
November 2025
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Former Shredded Wheat Factory — South Site
6/2018/0171/MAJ

Development: Creation of a mixed-use quarter comprising the erection of up to 1,340 residential dwellings including 414 (31%) affordable dwellings
(Use Class C3); 114 extra care homes (Use Class C2); the erection of a civic building comprising 497 m? of health (Use Class D1), 497 m? of
community use (Use Class D1), 883 m? of office (Use Class B1) and 590 m? of retail (Class A1/A2/A3/A4/A5); alterations, additions and change of use
of Grade |l Listed Building and retained Silos to provide 5,279 m? of flexible business floorspace (Use Class B1), 270 m? Combined Heat and Power
(Sui Generis), 2,057 m? International Art Centre (Use Class D1), 1,235 m2 Gymnasium (Use Class D2), 1,683 m? of restaurant/coffee shop/bar (Use
Class A1/A3/A4/A5), Creche/Day Nursery (Use Class D1) of 671 m? as well as a Network Rail TOC Building (Use Class B1) of 360 m?; plus
associated car parking, access, landscaping, public art and other supporting infrastructure.

Variation to Planning Conditions

No.

Condition

Explanatory comments.

1

If, during the development of any phase-er-block, contamination not previously
identified is found to be present at the site then no further development in
relation to that block (unless otherwise agreed in writing with the local planning
authority) shall be carried out until a remediation strategy detailing how this
contamination will be dealt with in relation to that block has been submitted to
and approved in writing by the local planning authority.

The remediation strategy shall be implemented as approved_in respect of the
relevant block.

REASON: To ensure that the development is not put at unacceptable risk from,
or adversely affected by, unacceptable levels water pollution from previously
unidentified contamination sources at the development site, in line with
paragraph 109 of NPPF. This is also in line with policy R2 and R7 of the Welwyn
and Hatfield Local Plan.

Amended for clarity to reflect block by block delivery.

No infiltration of surface water drainage into the ground at the former Shredded
Wheat factory is permitted other than with the express written consent of the

No changes proposed.
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local planning authority, which may be given for those parts of the site where it
has been demonstrated that there is no resultant unacceptable risk to controlled
waters. The development of any phase—er-block shall not be carried out
otherwise than in accordance with the approved plans.

REASON: To ensure that the development is not put at unacceptable risk from,
or adversely affected by, unacceptable levels water pollution caused by
mobilised contaminants in line with paragraph 109 of the NPPF. This is also in
line with policy R2 and R7 of the Welwyn and Hatfield Local Plan.

Piling, investigation boreholes, tunnel shafts and ground source heating and
cooling systems using penetrative methods shall not be carried out other than
with the written consent of the local planning authority. The development of
any phase-er-block shall not be carried out otherwise than in accordance with
the appreved-plans_approved under this condition.

REASON: To ensure that the proposed deep intrusive ground works does not
harm groundwater resources, in line with paragraph 109 of the NPPF. This is
also in line with policy R2 and R7 of the Welwyn and Hatfield Local Plan.

Amended to avoid ambiguity.

A scheme for each block of the development to manage managing any
borehole installed in relation to that block for the investigation of soils,
groundwater or geotechnical purposes shall be submitted to and approved in
writing by the local planning authority. The scheme shall provide details of
how redundant boreholes relevant to the area associated with that block are to
be decommissioned and how any boreholes that need to be retained, post-
development, for monitoring purposes will be secured, protected and
inspected. The scheme as approved for that block shall be implemented prior
to the occupation of that blockphase of development.

REASON: The Thames river basin management plan requires the restoration
and enhancement of water bodies to prevent deterioration and promote
recovery of water bodies. Without this condition, the impact of contamination
by various organic chemicals which are highly likely to be present within the

Amended for clarity to reflect block by block delivery.
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soil and groundwater beneath the site could result in the deterioration of the
chemical statues of the groundwater within the Upper Lee Chalk WFD
groundwater body. It is also to ensure that redundant boreholes are safe and
secure, and do not cause groundwater pollution or loss of water supplies, in
line with paragraph 109 of the NPPF. This is also in line with policy R2 and R7
of the Welwyn and Hatfield Local Plan.

No development of any phase-erblock shall take place until confirmation of
the final surface water discharge rates and connection points into the surface
water sewer for that phase-er-block have been submitted to, and approved in
writing by the Local Planning Authority. The scheme shall subsequently be
implemented in accordance with the approved details before the development
is completed.

This shall include the following:
1. Surface water discharge rates and connection points into the public

surface water sewer for each future sub-catchment included within
either the North Site or South Site (as relevant to the particular block in

question) the-entire-development-site.

2. Confirmation of the capacity study results and agreement for the
proposed discharge rates and connection points from each future sub-
catchment for surface water sewer network undertaken in line with
Thames Water recommendations.

3. Limiting the surface water run-off generated by the critical storm
events so that it will not exceed surface water Greenfield run-off rates
(or as close as possible rates) for the relevant rainfall events for the 1
in 1 year event, the 1 in 30 year event and the 1 in 100 year event
including plus 40% of climate change allowance. If Greenfield run-off
rates cannot be achieved, strong technical justification should be
provided. As a minimum 50% betterment in run-off rates for each sub-

Amended for clarity to reflect block by block delivery and
look at drainage sub-catchments across the North Site and
South Site separately. The details approved under condition
(ref: 6/2019/1788/COND) relate to the whole of the South
Site as agreed by the LLFA. This approach seems to be
envisaged by condition 7 in any event so it is right to make
this clearer throughout conditions 5-7 to avoid
inconsistencies.
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catchment should be provided following the relevant rainfall events
including the 1 in 1 year event, the 1 in 30 year event and the 1 in 100
year event including plus 40% of climate change allowance. No
increase of the risk of flooding off-site should be identified.

4. Confirmation of attenuation volumes required for each block within the
North Site or South Site (as applicable)phase identified-within the
development proposal. Final results should be appropriately split
between future sub-catchments identified within the drainage strategy.

REASON:

1. To ensure the facilitation of required attenuation volumes in line with
the prior agreed discharge rates.
2. To prevent the increased risk of flooding, both on and off site.

No development of any phase-or block shall take place until the design of the
drainage scheme for that phase-er-block has been submitted to, and approved
in writing by the Local Planning Authority. The drainage system for future sub-
catchment shall include a restriction in run-off and surface water storage on
site based on the sub-catchment approach of the strategic system. The
scheme shall subsequently follow the agreements described in Condition 5 —
Agreement for Discharge Rates and Connection Locations for Future Sub-
Catchments and Phasing Arrangements, and shall be implemented in
accordance with the approved details before the development is completed.

Detailed drainage design for each sub-catchment shall include the following
principles:

1. Providing storage to ensure no increase in surface water run-off
volumes for all rainfall events up to and including the 1 in 100 year
including plus 40% for climate change event and details as how this is
to be achieved.

Amended for clarity to reflect block by block delivery and
look at drainage sub-catchments across the North Site and
South Site separately. The details approved under condition
(ref: 6/2019/1788/COND) appear to relate to the whole of the
South Site. This approach seems to be envisaged by
condition 7 in any event so it is right to make this clearer
throughout conditions 5-7 to avoid inconsistencies.
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2. Detailed calculations to demonstrate how the system operates during
up to and including the 1 in 100 year critical duration storm event
including drain down times for all storage features included within the
drainage proposal.

3. Demonstrate an appropriate SuDS management and treatment train
and inclusion of above ground features reducing the requirement for
any underground storage.

4. Full detailed engineering drawings including cross and long sections,
location, size, volume, depth and any inlet and outlet features. This
should be supported by a clearly labelled drainage layout plan
showing pipe networks. The plan should show any pipe 'node
numbers' that have been referred to in network calculations and it
should also show invert and cover levels of manholes. Total storage
volumes provided within each future sub-catchment should be
identified.

5. Where an outfall discharge control device is to be used such as a
hydrobrake or orifice, this should be shown on the plan with the rate of
discharge stated.

6. Silt traps for protection for any residual tanked elements.

7. Details regarding any areas of informal flooding (events those
exceeding 1 in 30 year rainfall event), this should be shown on a plan
with estimated extents and depths.

8. Full details of any required mitigation/ management measures of any
identified source of flooding.

9. Details of final exceedance routes, including those for an event which
exceeds to 1:100 rainfall event including climate change event.

REASON: To prevent the increased risk of flooding, both on and off site.

The development permitted by this planning permission for the Nrorth Ssite
shall be carried out in accordance with the principles of the approved drainage
strategy _(applicable to the Nnorth Ssite), subject to prior approval of details of

Amended for clarity and severability with the North Site
drop-in permission (pending determination).
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Condition 5 — Agreement for Discharge Rates and Connection Locations for
Future Sub-Catchments and Phasing Arrangements, and Condition 6 —
Detailed Design Code for all Future Sub-Catchments.

1. Limiting the surface water run-off generated by the critical storm events so
that it will not exceed surface water Greenfield run-off rates (or as close as
possible rates) for the relevant rainfall events for the 1 in 1 year event, the 1 in
30 year event and the 1 in 100 year event including plus 40% of climate
change allowance. As a minimum 50% betterment in run-off rates for each
subcatchment should be provided following the relevant rainfall events
including the 1 in 1 year event, the 1 in 30 year event and the 1 in 100 year
event including plus 40% of climate change allowance.

2. Providing storage to ensure no increase in surface water run-off volumes
for all rainfall events up to and including the 1 in 100 year plus 40% for climate
change event providing storage volumes in above ground SuDS features, and
if necessary in underground features.

3. Discharge of surface water from the private drainage network into the public
surface water sewer served by Thames Water.

The mitigation measures pursuant to each sub-catchment area shall be fully
implemented prior to occupation of each phase-erblock and subsequently in
accordance with the timing / phasing arrangements within the agreed scheme,
or within any other period as may subsequently be agreed, in writing, by the
local planning authority. Development of the blocks within the

North Site shall be carried out in accordance with this permission and the
approved drainage strategy and relevant details (as applicable to the North
Site) approved pursuant to conditions 5 and 6, unless the North Site is
developed pursuant to planning permission reference 6/2025/0321/MAJ.
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The development permitted by this planning permission for the sSouth sSite
shall be carried out in accordance with the principles of the approved drainage
strategy_(applicable to the South Site), subject to prior approval of details of
Condition 4 5 — Agreement for Discharge Rates and Connection Locations for
Future Sub-Catchments and Phasing Arrangements, and Condition 2 6 —
Detailed Design Code for all Future Sub-Catchments.

Phase1The development of Blocks 10 and 11 -efthe-(South Site) haves been
carried out in accordance with-this-permission the approved drainage strateqy
and relevant details (applicable to blocks 10 and 11 (South Site)) approved
pursuant to conditions 5 and 6 (condition discharge reference:
6/2019/1788/COND).

1. Limiting the surface water run-off generated by the critical storm events so
that it will not exceed surface water Greenfield run-off rates (or as close as
possible rates) for the relevant rainfall events for the 1 in 1 year event, the 1 in
30 year event and the 1 in 100 year event including plus 40% of climate
change allowance. As a minimum 50% betterment in run-off rates for each
sub-catchment should be provided following the relevant rainfall events
including the 1 in 1 year event, the 1 in 30 year event and the 1 in 100 year
event including plus 40% of climate change allowance.

2. Providing storage to ensure no increase in surface water run-off volumes
for all rainfall events up to and including the 1 in 100 year plus 40% for climate

“Amended to reflect:

e Corrected condition references;

e approved details for Blocks 10 and 11
(6/2019/1788/COND); and

e severability
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change event providing storage volumes in above ground SuDS features, and
if necessary in underground features.

3. Discharge of surface water from the private drainage network into the public
surface water sewer served by Thames Water.

The mitigation measures shall be fully implemented prior to occupation_and
subsequently in accordance with the timing / phasing arrangements within the
agreed scheme, or within any other period as may subsequently be agreed, in
writing, by the local planning authority.

REASON:

1. To prevent flooding by ensuring the satisfactory disposal and storage of
surface water from the site.

2. To reduce the risk of flooding to the proposed development and future
occupants.

and drainage network_applicable to that block must be submitted to and
approved in writing by the Local Planning Authority.

The management and maintenance plan shall include;

1. Provision of complete set of as built drawings including the final drainage
layout for site drainage network.

2. Maintenance and operational activities for the lifetime of the development.
3. Arrangements for adoption and any other measures to secure the operation
of the scheme throughout its lifetime.

No more than 50% of the dwellings in a Block of the development shall be
occupied until the management and maintenance plan for the SuDS features

Amended to reflect:

e Severability
e Approved details for Blocks 10 and 11 South Site.
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and drainage network serving such Bleek-block have been approved in writing
by the local planning authority. Such management and maintenance plan shall
be carried out as approved. A management and maintenance plan has been
approved pursuant to this condition for the Blocks 10 and 11 Area (Condition
discharge reference: 6/2022/2190/COND).

REASON:

1. To prevent flooding by ensuring the satisfactory maintenance of surface
water network on site.

2. To reduce the risk of flooding to the proposed development and future
occupants.

10

Construction of the-nrerth-site-orseuth-site any block of the development
hereby approved shall not commence until a Construction Management Plan
Strategy for that block has been submitted to and approved in writing by the
Local Planmng Authority. The construction management we#ategy—shau

phase&e#bleeles—and—shamneludepmm@eeeeveﬁng shall include detalls of:

1. Management of Construction vehicle numbers, type, routing;

2. Traffic management requirements;

3. Construction and storage compounds (including areas designated for car
parking);

3a. Site and details of wheel washing facilities;

4. Cleaning and Management of site entrances, site tracks and the adjacent
public highway;

5. Timing of construction activities;

6. Post construction restoration/reinstatement of the working areas and
temporary access to the public highway;

7. Provision of hoarding around the site;

8. Provision of measures to protect retained trees;

9. Noise control measures to minimise noise and vibration;

10. Dust control measures.

Amended to:

e relate to blocks

e consolidate with condition 11

o reflect Blocks 10 and 11 approved details
(6/2019/2706/COND)
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The development of the Blocks 10 and 11 Area has been carried out in
accordance with the approved Construction Management Plan for those
blocks (Condition discharge reference: 6/2019/2706/COND).

REASON: In order to protect highway safety and the amenity of other users of
the public highway and rights of way and the amenity and living conditions of
the wider public in accordance with the mitigation measures set out in the
Environmental Statement.

11

CONDITION DELETED.

Deleted and consolidated with condition 10.
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12

Not to occupy any dwellings in a block until the mitigation and enhancement
measures set out in the Environmental Statement Appendix 12 Ecology and
Nature has been implemented in accordance with that document relevant to
that block. A verification report confirming that the mitigation and enhancement
measures set out in that statement have been fully implemented must be
submitted on practical completion of each phase-block or to a timetable agreed
with the Local Planning Authority in relation to this condition.

REASON: To ensure that the development has a positive impact on the
ecological value of the site, in accordance with Policy R11 of the Welwyn
Hatfield District Plan 2005.

"Phase” amended to “Block”

13

No development of any phase-or-block shall commence until full details (in the
form of scaled plans and / or written specifications) have been submitted to and
approved in writing by the Local Planning Authority to illustrate the following
infrastructure for that phase-er-block: -

i) Roads, footways, cycleways, foul and on-site water drainage.

i) Roads and footway.

i) Foul and surface water drainage.

iv) Visibility splays.

v) Access and servicing arrangements.

vi) Parking provision in accordance with adopted standard.

vii) Loading areas.

viii) Turning areas.

For each block no dwelling or premises shall be occupied until the necessary
part of the approved scheme for that block has been completed.

Clarifications to reflect the intended approach set out at end

of condition re block. No other changes proposed.
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REASON: To ensure satisfactory development of the site and to ensure estate
roads are managed and maintained thereafter to a suitable and safe standard

14

CONDITION DELETED

To be controlled via section 106 and section 278 agreement.

15

To be controlled via section 106 and section 278 agreement.
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16

No occupation of blocks 1, 4, 5, 7 and-8-shall occur on site unless otherwise
agreed in writing until a detailed scheme for the off-site highway improvement
works at Hydeway has been submitted to and approved in writing by the Local
Planning Authority and completed. The scheme must include a timetable for
implementation and for the management of parking on Hyde Way. The
scheme shall be implemented in accordance with these approved details-
UNLESS a detailed scheme for the off-site highway improvement works at
Hydeway (whether for the full works or partial works) has been submitted to
and approved in writing by the Local Planning Authority in connection with
NorthSeuth Site development delivered pursuant to planning permission
reference 6/2025/0321/MAJ 6/2021/0671/MAJ-in which case Bblock 8 is
deemed removed from the occupation restriction herein.-and-onty-those-such

REASON: To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety, to protect the
environment of the local highway corridor and to ensure that the development
does not have an unacceptable impact on safe and free flow of the pedestrian
and highway network.

To allow for the same works to be carried out in connection
with the drop-in permission and thus then be removed from
the requirement under the masterplan permission if that is
the case. Access to Block 8 is no longer via the Hydeway
and therefore reference to Block 8 can be removed.
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17

A North Site. No development on the Nrorth Ssite shall be occupied until
details of the proposed arrangements for future management and
maintenance of the proposed streets on the north erseuth-siterespectively
have been submitted to and approved in writing by the Local Planning
Authority in consultation with the Highway Authority. The streets shall
thereafter be maintained in accordance with the approved management and
maintenance details until such time as an agreement has been entered into
under Section 38 of the Highways Act 1980 or a Private Management and
Maintenance Company has been established.

B South Site. No block of development on the Ssouth Ssite shall be occupied
until details of the proposed arrangements for future management and
maintenance of the proposed streets on the north-orsouth-site respectively
relevant block-have been submitted to and approved in writing by the Local
Planning Authority in consultation with the Highway Authority. The streets
shall thereafter be maintained in accordance with the approved management
and maintenance details until such time as an agreement has been entered
into under Section 38 of the Highways Act 1980 or a Private Management and
Maintenance Company has been established.

REASON: To ensure satisfactory development of the site and to ensure estate
roads are managed and maintained thereafter to a suitable and safe standard.

Minor tweaks.

18

a) No phase-or-block of the development hereby permitted shall be occupied
until an Overarching Travel Plan has been submitted to and approved in
writing by the Local Planning Authority in consultation with the Highway
Authority for the relevant part of the site (north or south) such Travel Plan shall
accord with Hertfordshire County Council document 'Hertfordshire Green
Travel Plan Guidance’

b) No-phase-erblock of the development hereby permitted shall be occupied
prior to the-approval-ofthe OverarchingFravel-Plan-and-the approval of the

Amended to relate to blocks and to reflect details approved
for Blocks 10 and 11 South Site.
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relevant phase-or-blockPlet tFravel pPlans and the implementation of those
relevant parts identified in

the approved Overarching Travel Plan referred to in Part a) of this condition as
capable of being implemented prior to occupation. Those parts of the
approved Overall Overarching Travel Plan and the blockPlet Travel Plans
implemented in accordance with the timetable contained therein shall continue
to be implemented as long as any-part-of the relevant block of development is
occupied.

A travel plan has been approved for blocks 10 and 11 (Condition discharge
reference: 6/2022/1942/CONDXX>X) and the relevant requirements set out
therein (which are capable of being complied with prior to occupation of those
relevant blocks) have been duly complied with.

REASON: To ensure that the development is sustainable in accordance with
Policy M3 (Green Travel Plans) of the Welwyn Hatfield District Plan 2005 and
SADM3 (Sustainable Travel for All) of the Welwyn Hatfield Draft Local Plan
Proposed Submission August 2016.

19

Notwithstanding the approved plans, no phase-or-block of the development
shall be occupied until details of additional, publicly available, cycle parking_in
respect of that block have been submitted to and agreed in writing by the
Local Planning Authority.

Such details shall include information on the implementation of the cycle
parking so as to ensure continuous provision of publicly available cycle
parking. The cycle parking shall thereafter be retained in perpetuity.

Details for cycle parking have been approved for blocks 10 and 11 (Condition
discharge reference: X06¢¥X6/2023/0093/COND).

REASON: To ensure that adequate and managed public cycle parking is
available in the vicinity of the railway station bridge.

Amended for clarity to reflect block delivery and to reflect
approved Blocks 10 and 11 South Site details (TBC).

20

No occupation of any phase-er-block above ground level shall commence until
a scheme for the provision of secure cycle parking for that phase-er-block of

Amended to reflect approved Blocks 10 and 11 South Site
details (TBC).
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the site has been submitted to and approved in writing by the Local Planning
Authority. The scheme must include details of the implementation of these
facilities in time to serve the blocks and uses they are serving. The
development shall not be carried out other than in accordance with the
approved scheme.

A scheme for the provision of secure cycle parking has been approved for
blocks 10 and 11 (Condition discharge reference: XXxx6/2022/0612/COND).

REASON: In order to ensure that there is adequate provision for secure cycle
accommodation within the application site, encouraging alternative modes of
transport in accordance Policies M6 and M8 of the Welwyn Hatfield District Plan
2005.

21

The areas set aside for car parking in relation to each block shall be laid out
surfaced and marked out, in accordance with approved drawings before the
relevant phase-er-block of the development hereby permitted is first occupied
and shall be retained permanently thereafter for the parking of vehicles for
residents/occupiers of the relevant block of the development and shall not be
used for any other purpose. Details identifying locations of electric car
charging points will be provided prior to the construction of each block-er
phase. The electric car charging points will be installed as approved prior to
the occupation of that block erphase.

Car parking (including electric charging points) has been approved for blocks
10 and 11 (Condition discharge reference: XXxx6/2019/2785/COND) and
been laid out and completed accordingly.

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

Amended for clarity and to reflect approved Blocks 10 and
11 details (TBC).

22

A) prior to the occupation of any phase-er-block of the development hereby
approved, the provision of designated parking spaces for a car club en-the

north-or south-site respeetively—associatedto be available to occupiers of-with
the relevant block relevantphase-shall be made in accordance with detailed

Amended for clarity to reflect block delivery.
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drawings to be submitted to and approved in writing by the local planning
authority, such drawings to show size, position, method of delineation and
signing of such a space, and this space shall at no time be used for any other
purpose.

B) A car club management and implementation scheme for each phase-or
block setting out the methods of operation, timing of provision, availability,
maintenance and management of car club spaces must be submitted to and
approved by the local planning authority before the first occupation of any
residential units in the relevant block en-site-on-the-north-orsouth-site. The
scheme will be carried out in accordance with these approved details.

REASON: To protect the amenities of local residents and road users and to
support sustainable and efficient transport modes for the development.

23

A. North Site. No development of any phase-er-block on the Nnorth Ssite shall
commence until details of a Car Parking Management Plan have been
submitted to and approved in writing by the Local Planning Authority for the
relevant phase-or block_in the North Site. The Car Parking Management Plan
must include details of parking allocations and permitting, waiting restrictions
and hours of operation, and on-site parking enforcement. The development
shall not be carried out other than in accordance with the approved plan.

B. South Site. No development of any phase-erblock on the Ssouth Ssite
shall commence until details of a Car Parking Management Plan have been
submitted to and approved in writing by the Local Planning Authority for the
relevant phase-or-block_in the South Site. The Car Parking Management Plan
must include details of parking allocations and permitting, waiting restrictions
and hours of operation, and on-site parking enforcement. The development of
the relevant block shall not be carried out other than in accordance with the
approved plan. A Car Parking Management Plan has been approved for
blocks 10 and 11 (Condition discharge reference:6/2019/2785/COND).

Amended for clarity to reflect block delivery and to reflect
approved Blocks 10 and 11 South Site details (TBC).
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REASON: In order to ensure satisfactory controls to protect highway safety
and
operation, and residential amenity.

24

No development of any phase-or-block shall commence until details of a
Delivery and Servicing Plan have been submitted to and approved in writing
by the Local Planning Authority for the relevant phase-er-block. The Delivery
and Servicing Plan must include details of on-site service vehicle
management, vehicle types and numbers, hours of delivery and route
management. The development of that phase-orblock shall not be carried out
other than in accordance with the approved plan.

A Delivery and Servicing Plan has been approved for blocks 10 and 11
(Condition discharge reference: 6/2019/2785/COND).

REASON: In order to ensure satisfactory controls to protect highway safety
and operation, and residential amenity.

Amended for clarity to reflect phased delivery and to reflect
approved Blocks 10 and 11 details (TBC).

25

No development of any any-phase-er-block shall commence, other than
ground and site preparation works, until the applicant has submitted to, for
approval in writing by the Local Planning Authority, a detailed scheme to
protect the

proposed development of that phase-or-block from traffic noise, railway noise
and noise associated with other uses on the site. The scheme shall ensure the
indoor ambient noise levels in living rooms and bedrooms meet the standards
in BS 8233:2014 and the ventilation standards within Approved Document F of
the Building Regulations. Where required, dwellings shall be ventilated with
MVHR as per System 4 in Building Regulations Part F to help minimise the
reliance on openable windows for the control of overheating. No part of-the
that block development shall be occupied or used until the approved scheme
has been implemented for that part of the development. -A noise protection
scheme has been approved for blocks 10 and 11 (Condition discharge
reference: X006X6/2019/2786/COND).

REASON: To protect the occupants of the new development from noise

Amended for clarity and to reflect approved Blocks 10 and
11 South Site details (TBC)..
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disturbance in accordance with Policy R19 of the Welwyn Hatfield District Plan
2005.

26

No part of the commercial development shall commence until the applicant
has submitted to, for approval in writing by, the local planning authority a
scheme of sound insulation for the commercial buildings_or relevant
commercial building. AThe building which contains commercial floorspace s
shall not be occupied until the an approved scheme_under this condition for
that commercial floorspace has been fully implemented and thereafter the
sound insulation measures shall be retained in perpetuity in accordance with
the approved scheme.

REASON: To protect the occupants of nearby residential properties from
noise disturbance, in accordance with policy R19 of the Welwyn Hatfield
District Plan 2005.

To provide clarity.

27

Prior to the installation of any plant and equipment on any-phase-orblock, the
applicant shall submit to, for approval in writing by the local planning authority,
details relating to noise from plant and equipment to be installed at the
premises for that phase-er-block, with evidence in the form of an acoustic
report showing that noise emissions from plant and equipment will be 10dB
(LAeq) below the background noise level (LA90) at the nearest residential
properties (proposed and existing) (using the methodology outlined within
BS4142:2014). No plant and equipment shall be installed otherwise than in
accordance with the approved details. The plant and equipment to be located
in blocks 10 and 11 has been approved and installed (Condition discharge
reference: 6/2021/2762/COND).

REASON: To protect the amenity of the residents and other nearby residential
properties, in accordance with policy R19 of the Welwyn Hatfield District Plan
2005

Amended to reflect approved Blocks 10 and 11 details
(TBC).

28

Prior to the installation of any lighting in any phase-er-block, the applicant shall
submit to, for approval in writing by the Local Planning Authority, details
relating to the external lighting scheme (including vertical lux diagrams) for

Amended to reflect approved Blocks 10 and 11 details
(TBC).
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that particular phase-er-block. This scheme must meet the requirements within
the Institution of Lighting Engineers guidance notes for the reduction of
obtrusive lighting. No lighting shall be installed otherwise than in accordance
with the approved scheme. The lighting to be located in blocks 10 and 11 has
been approved and installed (Condition discharge reference:
6/2021/2736/COND).

REASON: To protect the amenity of the future residents of the site and
existing residential properties in the near vicinity to the development, in
accordance with policy R20 of the Welwyn Hatfield District Plan 2005.

29

Deliveries to the commercial units are to not take place outside the hours of
7am and 9pm on Monday to Saturday and 10am to 2pm on Sundays.

REASON: To protect the amenity of nearby residential properties, in
accordance with Policy R19 of the Welwyn Hatfield District Plan 2005

No change proposed.

30

A scheme of odour control for the premises within Use Classes A3, A4, D1
and D2 uses with kitchen extract systems shall be submitted to and approved
in writing by the Local Planning Authority at least six months prior to
installation. A-The blockuildings which contains premises within Use Classes
A3, A4, D1 and D2 uses shall not be occupied until the approved scheme for
the block has been fully implemented and thereafter retained.

REASON: To protect the amenity of nearby residential properties (existing
and proposed) in accordance with Policy R18 of the Welwyn Hatfield District
Plan 2005.

Amended to provide clarity.

31

No development above ground level in any block 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. Development shall not be
implemented other than in accordance with the approved materials and in
accordance with the approved drawings and associated details.

Amended to reflect approved Blocks 10 and 11 South Site
details (TBC).
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The materials for construction of the blocks within blocks 10 and 11 have been
approved and used (Condition discharge reference: 6/2020/0486/COND).

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.

32

Notwithstanding the submitted Landscaping Scheme and Landscaping Plans,
no development of any block (in the relevant part of the site being either the
North Site or South Site) erphase-above ground level shall take place unless
and until the applicant has submitted and had approved in writing by the local
planning authority a-phased landscaping delivery plan for the North Site and
the South Site respectively setting out the zones of landscaping attributable to
each block er-phase-in the relevant part of the site. The relevant delivery plans
will identify a programme for the implementation of strategic landscaping for:
The Weave in the Ssouth Ssite which must be included in a landscaping
scheme connected to a block or blocks in the South Site; and landsecaping
delivery-plan, Goodmans Square in the north site landscaping delivery plan
which must be included in the landscaping scheme connected to a block or
blocks in the North Site;-any-otherareas-oflandscaping-notlinked-to-specific
bleeks. The approved plans shall be implemented in full prior to the end of the
first planting season following the first occupation of each relevant block.

This condition has been partially discharged for the South Site: Landscaping for
the Blocks 10 and 11 Area has been approved and laid out in accordance with
such approved details (Condition discharge reference: 6/2022/1569/COND).
Blocks to be constructed in the North Site -89, 42 and-43-shall be carried out
in accordance the Landscaping Scheme and Landscaping Plan and a relevant
landscaping delivery plan for that area e-Bloek-8-912 and-13 Area-(to be
approved pursuant to this condition), unless the North Site isBlock8-9,12 and
13—Area—isare developed pursuant to planning permission reference
6/2025/0321/MAJ6/2021/067HMAJ.

Amended to reflect:

. Severability

. Approved details for Blocks 10 and 11.
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REASON: In order to ensure the delivery of an acceptable scheme of
landscaping in accordance with policy D8 of the Welwyn Hatfield District Plan
2005.

33

For each block no development shall commence above ground level until the
applicant has submitted to and approved by the local planning authority details
of means of enclosure_for that block. For each block no premises or dwelling
shall be occupied until the approved means of enclosure has been
implemented.

REASON: In the interest of maintaining a high quality design environment, in
accordance with Policy D1 of the Welwyn Hatfield District Plan 2005.

Amended for clarity.

34

Premises falling within Use Classes A3, A4, D1 and D2 hereby approved shall
only be open to the public between 07:00 hrs and 23:00 hrs. Any members of
public remaining in the buildings or outdoor seating areas must have left the
premises by 23:30 hours.

REASON: In order to protect the living conditions of local residents, in
accordance with Policy R19 of the Welwyn Hatfield District Plan 2005.

No changes proposed.

35

A scheme setting out the arrangements for the delivery of accessible housing
for each phase-er-block will be supplied to the council in accordance with the
following requirements:

a) No development of residential development above ground level shall

take place until a schedule of units, together with appropriate plans and
drawings, has been submitted to and approved by the local planning authority
setting out details of the number, layout and location of all units that will
comply with Part M4(2) and M4(3)(2)(a) and M4(3)(2)(b) of the Building
Regulations 2010.

Minor tweak.
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b) At least 20% of all new dwellings will meet Building Regulations Part
M4(2) standards for ‘accessible and adaptable dwellings’ the delivery of which
should be distributed across market and affordable tenures.

c) For each block all units specified as M4(2) and M4(3)(2)(a) and
M4(3)(2)(b) in the agreed schedule and plans shall be implemented in
accordance with that approval for that block and in compliance with the
corresponding part of the Building Regulations in that regard.

d) The person carrying out the building work must inform the building
control body which requirements apply prior to any development above
ground level for that block.

e) Written verification of implementation of units in para c) will be supplied
to the local planning authority within 30 days of the practical completion of the
block it forms part of.

REASON: To ensure that suitable housing is provided to households in need
of accessible or wheelchair housing in accordance with Policies D1, H10 of
the Welwyn Hatfield District Plan 2005 and SP7 of the Draft Local Plan
Proposed Submission (August 2016)

36

Blocks 3A and 3B shall not be used otherwise than for purposes within Use
Class C2 of the Town and Country Planning Use Classes Order 1987 (as
amended) and shall not be used as student accommodation, or as residential
accommodation for a school, college or training centre. Commencement of
development of these blocks shall not occur until details of final layout, levels of
provision of care, staffing, management and supporting facilities have been
submitted to and approved by the Local Planning Authority. Each block shall
not be occupied other than in accordance with these details_unless the North
Site is developed pursuant to planning permission reference 6/2025/0321/MAJ
in which case this condition shall not apply.-

For clarity between the operation of this permission and the
future drop-in permission on the North Site and avoid
overlap. .

23 |Page



REASON: To ensure that specialist housing needs for are catered for in
accordance with Policy H9 of the Welwyn Hatfield District Plan 2005 and in
accordance with Policy SP7 of the Welwyn Hatfield Draft Local Plan Proposed
Submission (August 2016) and to avoid any negative effects on vehicle
movement and highway safety on and off the site

37

The applicant shall facilitate the formation of a suitable vehicle access point
between points A and B on Plan BWR1 designed to permit access to a
residential and B1 development on the adjoining Pall Mall site for purposes
falling with Class C3 and/or Class B1 of the Town and Country Planning Use
Classes Order 1987 (as amended). Drawings showing the location and
configuration of this vehicle access point shall be approved prior to the
construction of roads on the South Site and thereafter implemented in
accordance with those details prior to any occupation of Block 13. The agreed
route shall not be for construction traffic. The approved access must be
permanently retained thereafter.

REASON: To facilitate and optimise the development of the mixed use
development site at the Broadwater Road West Site as referred to in policy
SP17 of the Draft Local Plan Proposed Submission 2016 and Policy EMP3 of
the Welwyn Hatfield District Plan 2005.

Approved (6/2019/1788/COND)

38

(a) No retained tree or shrub shall be cut down, uprooted or destroyed, nor
shall any retained tree or shrub be pruned other than in accordance with the
approved plans and particulars hereby approved. Any topping or lopping
approved shall be carried out in accordance with British Standard 3998:2010
(Tree Work).

(b) If any retained tree or shrub is removed, uprooted or destroyed or dies,
an equivalent tree or shrub shall replace it within the next planting season.
This condition will cease to have effect on the date 5 years from the date of
work commencing on site

No changes proposed.
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REASON: To protect the existing trees, shrubs and hedgerows in the interest
of visual amenity in accordance with Policy D8 of the Welwyn Hatfield District
Plan 2005.

39

Landscaping in respect of each phase-or block shall be carried out in the first
planting and seeding seasons following the occupation of each phase-er-block,
and any plants which within a period of 2 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

To keep consistent with condition 32.

40

No development of any phase-erblock shall commence until a Site Waste
Management Plan for that phase-er-block has been submitted to and approved
in writing by the Local Planning Authority. The Management Plan as approved
shall be implemented throughout the demolition and construction period for that
block.

REASON: To ensure measures are in place to minimise waste generation and
maximise the on-site and off-site reuse and recycling of waste materials, in
accordance with Hertfordshire Waste Core Strategy and Development
Management Policies DPD 2012.

Amended for clarity to reflect block delivery.

41

The flats hereby permitted shall not be used for otherwise than for purposes
falling within Class C3 of the Town and Country Planning Use Classes Order
1987 (as amended) only, notwithstanding the provisions of the Town and
Country Planning (General Permitted Development) (England) Order 2015 (or
any Order revoking or re-enacting that Order with or without modification) unless
the North Site is developed pursuant to planning permission reference
6/2025/0321/MAJ _in_which case this condition shall not apply to any
development on the North Site carried out pursuant t0:6/2025/0321/MAJ.

For clarity between the operation of this permission and the
future drop-in permission on the North Site and avoid
overlap.
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REASON: To fully consider the effects of development normally permitted,
specifically from Use Class C3 to C4, in order to maintain mixed, balanced,
sustainable and inclusive communities and in the interests of residential and
visual amenity in accordance with the Houses in Multiple Occupation
Supplementary Planning Document 2012 and Policies GBSP2, D1 and D2 of
the Welwyn Hatfield District Plan 2005 and the National Planning Policy
Framework

42

Notwithstanding the provisions of Article 3 of the Town and Country Planning
Use Classes Order 1987 and Schedule 2 of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any orders
revoking or re-enacting these Orders) this permission shall only permit the use
of the approved offices on the site as Use Class B1(a) (Offices) and for no other
use or purpose. The change of use from Use Class B1(a) (Offices) to Use Class
C3 (dwelling houses) of the Town and Country Planning Use Classes Order
1987 (as amended) is not permitted unless the North Site is developed pursuant
to planning permission reference 6/2025/0321/MAJ in which case this condition
shall not apply to any development on the North Site carried out pursuant to
6/2025/0321/MAJ.-

REASON: To ensure an appropriate mix of uses is provided to an adequate
standard in line with Policy SD1 (Sustainable Development) and EMP3 (Mixed
Use Development Site at Broadwater Road West) of the Welwyn Hatfield
District Plan 2005 and SP7 (Type and Mix of Housing) the Welwyn Hatfield
Draft Local Plan Proposed Submission August 2016.

For avoidance of doubt only. .-

43

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 no satellite dishes, fencing or other
external structures shall be installed or erected on the site other than in
accordance with the approved plans or in relation to plans approved pursuant
to conditions of this permission.

REASON: changes do not result in harm to the character and design of the

No changes proposed.
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development.

44

South Site: Phase—1Blocks 10 and 11 South Site have beenshallbe

mplementedbeen completed as part of Phase 1 of the development.

South Site. No development shall be commenced within the Block 8, 9, 12 and
13 Area pursuant to this Planning Permission until details of the phasing for the
Block 8, 9, 12 and 13 Area have been submitted to and approved by the Local
Planning Authority. The phasing details shall illustrate both the sequence and
duration of each phase and |nd|cate the start and completlon periods for each
block. i

mthNav—west—m—relatlen—te—the—de\felepment—phases The Ssouth SS|te
development shall be |mplemented in accordance with approved detalls South

North Site: Not to commence construction abeve-ground-level-of-any-phase-or
phases-on the aANorth Ssite, until details of the phasing_for the North Site hasve

been submitted to and approved by the Local Planning Authority. The phasing
details shall illustrate both the sequence and duration of each phase in the North
Site and indicate the start and completion periods for each block_within the
respectlve phases Jhe—phaﬁng—detalls—\mll—alse—mdleate—the—pregramme—ef
; : . The Nnorth
SS|te development shall be |mplemented in accordance with approved

Amended to separate out future phasing between North and
South Site and introduce switch-off wording for the North
Site if the North Site drop-in is implemented to avoid any
overlap or inconsistencies between the two.
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details-Developmentdetails. Development within the North Site shall be
implemented in accordance with the phasing details for the North Site approved
pursuant to this Condition UNLESS the North Site is developed and built out
under reference 6/2025/0321/MAJ in which case the phasing for the North Site
approved pursuant to that permission shall be complied with and the North Site
shall be deemed removed from any phasing plan approved pursuant to this
Condition.

REASON: To ensure that the development is sequenced in an appropriate
manner and that supporting infrastructure is delivered in time for the
occupation or use of the development.

45

Details of a scheme for public art must be submitted to and approved by the
Council before its implementation. The public art scheme shall be
implemented in accordance with those details.

REASON: To ensure that the details are appropriate in relation to the overall
design of the development.

No changes proposed.

46

Development of any particular phase-er-block shall not commence until details
have been submitted to the local planning authority of a scheme of open
access ducting for fibre optic cable to serve a range of Next Generation
Access compatible telecommunication services to multi point destinations and
all buildings including residential, commercial and community across the
development hereby approved. This shall provide sufficient capacity, including
duct sizing to cater for the development with sufficient flexibility to meet the
needs of existing and future residents. Units or premises in the blocks being
served by this infrastructure shall not be occupied until the infrastructure for
the block has been laid out in accordance with the approved details.

REASON: To make adequate provision for the information technology
requirements of homes and businesses in the interests of local amenity.

Amended for clarity to reflect phased delivery.
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47

Prior to the final 25% of the C3 open market dwellings_permitted by this
permission and located on the North Site being occupied, Blocks 1, 4 and 5
must be practically completed. No more than 75% of the Use Class C3 open
market dwellings permitted by this permission and located on the North

Sitecomprising-part-of- the-development-shall be occupied until Blocks 1, 4 and

5 have been practically completed in accordance with the approved plans.

REASON: To ensure the availability of community and leisure facilities for the
development and to secure the restoration of the retained listed buildings.

For clarity and required severability between the North and
South site given that Blocks 1, 4 and 5 are located on the
North Site so outwith the control of the South Site owner..

48

The housing en-in the-south-site-inrespectof Phase1Blocks 10 and 11 has
been carried out and completed in accordance with the approved plans listed

below. he reamainder-of the - develonmentwithin-the South am aithe

. Ground Floor Tenure Plan 16037 CCA-00 DR-A TN.100 Revision P1
. First Floor Tenure Plan 16037 CCA-00 DR-A TN.101 Revision P1

. Second Floor Tenure Plan 16037 CCA-00 DR-A TN.102 Revision P1
. Third Floor Tenure Plan 16037 CCA-00 DR-A TN.103 Revision P1

. Fourth Floor Tenure Plan 16037 CCA-00 DR-A TN.104 Revision P1

. Fifth Floor Tenure Plan 16037 CC-00 DR-A TN.105 Revision P1

. Sixth Floor Tenure Plan 16037 CCA-00 DR-A TN.106 Revision P1

. Seventh Floor Tenure Plan 16037 CCA-00 DR-A TN.107 Revision P1
. Block 11 A/B Ground Floor Plan — Affordable / Over 55 P1(S) — 110
Revision P7

10. Block 11 A/B First Floor Plan — Affordable / Over 55 P1(S) — 111 Revision
P7

11. Block 11 A/B Typical Floor Plan — Affordable / Over 55 P1(S) — 112
Revision P7

© 00N OGO~ WN -

Amended to allow for alternative tenure provision as built.
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12. Block 11 A/B Fourth Floor Plan — Affordable / Over 55 P1(S) — 113
Revision P7
13. Block 11 A/B Fifth Floor Plan — Affordable / Over 55 P1(S) — 114 Revision

P7

14. Block 11 A/B Top Floor Plan — Affordable / Over 55 P1(S) — 115 Revision
P7

15. Block 11 C Ground Floor — Affordable / Over 55 P1(S) — 116 Revision P7
16. Block 10 A/B Ground Floor Plan - Affordable

P1(S) — 130 Revision P7

17. Block 10 A-B First Floor Plan — Affordable P1(S) — 131 Revision P7
18. Block 10 A/B Typical Floor Plan — Affordable P1(S) — 132 Revision P7
19. Block 10 A-B Fourth Floor Plan - Affordable

P1(S) — 133 Revision P7

20. Block 10 A/B Fifth Floor Plan - Affordable

P1(S) — 134 Revision P7

21. Block 10 A/B Top Floor Plan - Affordable

P1(S) — 135 Revision P7

22. North Elevation B — Block 11 P3(S) — 121 Revision P7

23. West Elevation C — Block 11 P3(S) — 122 Revision P7

24. North Section D — Block 11 P3(S) — 123 Revision P7

25. South Section E — Block 11 P3(S) — 124 Revision P7

26. East Section F — Block 11 P3(S) — 125 Revision P7

27. East Elevation — Block 10 P3(S) — 131 Revision P7

28. North Elevation B — Block 10 P3(S) — 132 Revision P7

29. South Elevation — Block 10 P3(S) — 133 Revision P7

30. North Section — Block 10 P3(S) — 134 Revision P7

31. East Section E — Block 10 P3(S) — 135 Revision P7

32. South Section — Block 10 P3(S) — 136 Revision P7

REASON: To ensure a suitable balance of housing in accordance with Policy
H7 of the Welwyn Hatfield District Plan 2005 and Policy SP17 of the Welwyn
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Hatfield draft Local Plan 2016.

Th

e housing in blocks 8, 9, 12 and 13 within the South Site shall not be

provided other than in accordance with the approved drawings and tenure

plans listed below: unless planning permission reference 6/2021/0671/MAJ is

permitted-and-implemented.

. Ground Floor Tenure Plan 46937 CCA-00 DR-A-TN--100 Revision P4A

. First Floor Tenure Plan 46037 CCA-00-DR-A-TN--101 Revision P1A

. Second Floor Tenure Plan 46037 CCA-00DR-A-TN--102 Revision P4A

. Third Floor Tenure Plan 46037 CCA-00DR-A-TN--103 Revision P1A

. Fourth Floor Tenure Plan 46037 CCA-00 DR-A-TN--104 Revision P1A

. Fifth Floor Tenure Plan 46037 CC-00 DR-A-TN--105 Revision P1A

. Sixth Floor Tenure Plan 46037 CCA-00-DR-A-TN--106 Revision P1A

N[O O [WN =

. Seventh Floor Tenure Plan 46037 CCA-00 DR-A-TN--107 Revision P1A

. Proposed Ground Floor P0-100 Revision PB

. Proposed First Floor P0O-101 Revision PB

. Proposed Second Floor P0-102 Revision PB

. Proposed Third Floor P0-103 Revision PB

. Proposed Fourth Floor P0-104 Revision PB

. Proposed Fifth Floor P0O-105 Revision PB

. Proposed Sixth Floor P0-106 Revision PB

. Proposed Seventh Floor P0-107 Revision PB

. Roof Level Plan P0-108 Revision PB

. Site Elevations / Sections Sheet 1 P0-200 Revision PB

. Site Elevations / Sections Sheet 2 P0-201 Revision PB

. Site Elevations / Sections Sheet 3 P0-202 Revision PB

. Site Elevations / Sections Sheet 4 P0-203 Revision PB

. Block 8A-8B Ground Floor Plan P1-080 Revision PB

. Block 8C Ground Floor Plan P1-086 Revision PB

. Block 8D Floor Plans P1-085 Revision PB

. Block 8A-8B First Floor Plan P1-081 Revision PB

. Block 8A-8B Typical Upper Floor Plan P1-082 Revision PB

Separate out the South Site remainder from North Site for
drawing compliance.

Amended to allow for alternative tenure provision.-ard

itoh off if drop-in is buil tor.
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27.

Block 8C First Floor Plan P1-087 Revision PB

28.

Block 8C Typical Upper Floor Plan P1-088 Revision PB

29.

Block 8C Top Floor Plan P1-089 Revision PB

30.

Block 8A-8B Sixth Floor Plan P1-083 Revision PB

31.

Block 8A-8B Seventh Floor Plan P1-084 Revision PB

32.

Block 9A-9B Ground Floor Plan P1-090 Revision PB

33.

Block 9A-9B First Floor Plan P1-091 Revision PB

34.

Block 9A-9B Typical Floor Plan P1-092 Revision PB

35.

Block 9A-9B Fifth Floor Plan P1-093 Revision PB

36.

Block 9A-9B Typical Upper Floor Plan P1-094 Revision PB

37.

Block 9C Ground Floor Plan P1-095 Revision PB

38.

Block 12A-12B Ground Floor Plan P1-096 Revision PB

39.

Block 12C Ground Floor Plan P1-097 Revision PB

40.

Block 13A-13B Ground Floor Plan P1-098 Revision PB

41.

Block 13A-13B First Floor Plan P1-099 Revision PB

42.

Block 8B-8D Side Street Elevation P3-102 Revision PB

43.

Block 8A Side Street Elevation P3-101 Revision PB

44,

Block 8C Side Elevations P3-103 Revision PB

45.

Block 8B-8D Street Elevation P3-100 Revision PB

46.

Block 8C Weave Elevation P3-104 Revision PB

47.

Block 8A Rear Elevation / Section P3-105 Revision PB

48.

Block 8D Rear Elevation / Block 8B Section P3-106 Revision PB

49.

Block 8A-8B and Block 8C Rear Elevations P3-107 Revision PB

50.

Block 9A-9B Street Elevation P3-108 Revision PB

51.

Block 9A-9B Side Street Elevation P3-109 Revision PB

52.

Block 9A-9C Side Street Elevation P3-110 Revision PB

53.

Block 9A-9C Rear Elevation / Section P3-111 Revision PB

54.

Block 9A-9B Rear Elevation / Section P3-112 Revision PB

55.

Block 9B-9C Section P3-113 Revision PB

56.

Block 12B-12C Side Street Elevation P3-116 Revision PB

57.

Block 12A-12C Side Street Elevation P3-115 Revision PB

58.

Block 12A-12B Street Elevation P3-114 Revision PB
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59. Block 12B-12C Section P3-117 Revision PB

60. Block 12A-12C Rear Elevation / Section P3-118 Revision PB
61. Block 12A-12B Rear Elevation / Section P3-119 Revision PB
62. Block 13A-13B Street Elevation P3-120 Revision PB

63. Block 13B-13C Side Street Elevation P3-121 Revision PB
64. Block 13A-13C Side Street Elevation P3-122 Revision PB
65. Block 13B-13C Section P3-123 Revision PB

66. Block 13A-13C Rear Elevation / Section P3-124 Revision PB
67. Block 13A-13B Rear Elevation / Section P3-125 Revision PB

Site wide plans
The South Site shall not be provided other than in accordance with the

relevant parts of the site wide approved drawings listed below but only in
respect of those parts shown on the drawings falling within the South Site:

1. Site Masterplan (Ground) P0-001-PB
2. Site Masterplan (First) P0-002-PB

49

No development of a block shall commence above ground level on site until a
local labour strategy for that block has been submitted to and approved in
writing by the local planning authority. The strategy shall set out how it will
implement the recruitment of a proportion of local people and demonstrate
how it will support training and apprenticeships. A local labour strategy has
been approved for blocks 10 and 11 (Condition discharge reference:
6/2019/3180/COND).

REASON: To meet the economic and employment objectives of Policy EMP11
of the Welwyn Hatfield District Plan 2005.

Amended for clarity to reflect block delivery and to reflect
approved Blocks 10 and 11 details (TBC).
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50 | No development above ground level in any block of the development shall Amended to reflect approved Blocks 10 and 11 South Site
take place until details of bin storage arrangements (including management, details (TBC).
access and servicing) have been submitted to and approved in writing by the
Local Planning Authority; and thereafter implemented in accordance with
these details. Details of bin storage have been approved for blocks 10 and 11
(Condition discharge reference: XXXX).
REASON: To ensure that each block is adequately serviced and the area
does not suffer any detriment from the storage arrangements for waste
51 | Condition deleted. We understand that this work may now be completed and
Hori therefore we may suggest that this condition is deleted.
Approval: 6/2018/2503/COND.
Eedieldeeal Blons
52 | 1. No development above ground level for a ir-aphase-er-block shall take Amended for clarity and to reflect approved Blocks 10 and

place until a scheme for the provision of all open space and play space in-the
relevantphase-oer-associated with the relevant block has been submitted to
and approved by the local planning authority in writing. The scheme shall
include:

(i) details of the location and design of all open space and play space in

associated with that
_phase-er-block including (where relevant) all informal public open space and
amenity areas, play space areas and facilities, the sensory garden, the skate

11 South Site details (TBC).
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_park;
(i) a deliveryphasing programme for the provision of such areas and facilities;
(iii) details of the access arrangements for members of the public to and

boundary treatment of the open space and play space in-thatphase associated

with that block;

(iii) details of the ongoing management and maintenance arrangements for the
open space and play space inthatphase-orassociated with that block including
the means of funding and the body responsible for such management and
maintenance in perpetuity.

The approved scheme ("the Open Space Scheme") shall be carried out as
approved.

2. No more than 50% of the dwellings in each en-a-phase-erblock of the
development shall be occupied until all open space and play space (including,
where relevant to the the-phase-er-block, all informal public open space and
amenity areas, play space areas and facilities, the sensory garden, the skate
park) required by the Open Space Scheme for that phase-er-block has been
laid out and completed fully in accordance with the Open Space Scheme
approved by the local planning authority for that blockphase.

3. From its completion, all open space and play space (including, where
relevant to the phase-er-block, all informal public open space and amenity
areas, play

space areas and facilities, the sensory garden, the skate park) shall be
managed and maintained in accordance with the relevant Open Space
Scheme in perpetuity.

4. The land on which the open space and play space has been laid out
comprising part of the development (including, where relevant to the phase-or
block, all land comprising informal public open space and amenity areas, play
space areas and facilities, the sensory garden, the skate park) shall not be
used for any use or purpose other than as public open space and amenity
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areas and public play space respectively in accordance with the relevant
Open Space Scheme and the approved public access arrangements and
boundary treatment shall be retained at all times in accordance with the
relevant Open Space Scheme unless otherwise agreed with the local planning
authority..-

The Open Space Scheme has been approved for blocks 10 and 11 (Condition
discharge reference: 6/2022/2191/COND).

REASON: To ensure that adequate supporting facilities are available for the
occupants of the development

53

Condition deleted.

To be controlled via section 106 and section 278 agreement.

54

was lawfully implemented on 11 February 2020.

: \ato of thi

Update to show when the development was implemented.
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REASON: In order to comply with Section 91 of the Town and Country
Planning Act (As amended).

55

No development of Block 4 (Production Hall) shall be carried out until a
detailed specification of childcare facilities in that block have been submitted
to and been approved by the local planning authority. No more than 75% of
the Use Class C3 open market housing shall be occupied until the childcare
facilities have been provided in accordance with these details. [Informative 7
sets out Ofsted requirements]

Reason: To ensure a satisfactory level of provision of childcare provision
within the development.

No changes proposed.

In respect of the North Site only, development within the North Site boundary

To avoid inconsistency between approved drawings on this

shall not be started and built out other than in accordance with the approved

permission and the North Site drop-in permission, if granted

plans listed below. For the avoidance of doubt, if development in the North Site

and implemented.

area takes place under planning permission reference 6/2025/0321/MAJ
6/2021/0671/MAJ-inrespect of the Bloek-8. 9. 12 and 13 Area, then there is no
requirement to comply with the drawings approved in this Condition and instead
the development shall comply with the conditions attached to permission

6/2025/0321/MAJ. ' : ;

. Basement Floor Plan PO(N)-099 Revision P2
. Ground Floor Plan PO(N)-100 Revision P4

. First Floor Plan PO(N)-101 Revision P3

. Second Floor Plan PO(N)-102 Revision P3

. Third Floor Plan PO(N)-103 Revision P3

. Fourth Floor Plan PO(N)-104 Revision P3

. Fifth Floor Plan PO(N)-105 Revision P3

. Sixth Floor Plan PO(N)-106 Revision P3

ONO G|~ |IWIN|[—I|Y
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9. Seventh Floor Plan PO(N)-107 Revision P3

10.

Eighth Floor Plan PO(N)-108 Revision P3

11.

Roof Level Plan PO(N)-109 Revision P3

12.

Site Sections PO(N)-200 Revision P2

13.

Site Sections PO(N)-201 Revision P3

14

. Site Sections PO(N)-202 Revision P2

15.

Site Sections PO(N)-300 Revision P2

16.

Site Sections PO(N)-301 Revision P2

17.

Block 02A-Ground & First Floor Plan P1(N-02)-100 Revision P2

18.

Block 02A-Typical Upper & Top Floor Plan P1(N-02)-101 Revision P2

19.

Block 02A-Roof Plan P1(N-02)-102 Revision P2

20.

Block 02B-Ground & First Floor Plan P1(N-02)-103 Revision P2

21

. Block 02C-Ground & First Floor Plan P1(N-02)-104 Revision P2

22.

Block 02C-Typical Upper & Roof Plan P1(N-02)-105 Revision P2

23.

Block 03A-Ground & First Floor Plan P1(N-03)-100 Revision P2

24.

Block 03A-Typical Upper & Top Floor Plan P1(N-03)-101 Revision P2

25.

Block 03A-Roof Plan P1(N-03)-102 Revision P2

26.

Block 03B-Ground & First Floor Plan P1(N-03)-103 Revision P2

27.

Block 03B-Roof Plan P1(N-03)-105 Revision P2

28.

Block 06A-Ground & Typical Upper Floor Plan P1(N-06)-100 Revision P2

29.

Block 06A-Typical Top Floor Plan & Roof Plan P1(N-06)-101 Revision P2

30.

Block 06D-Ground & First Floor Plan P1(N-06)-102 Revision P2

31.

Block 06D-Typical Top Floor & Roof Plan P1(N-06)-103 Revision P2

32.

Block 06E-Ground & First Floor Plan P1(N-06)-104 Revision P2

33.

Block 06E-Roof Plan P1(N-06)-105 Revision P2

34.

Block 06F-Ground Floor Plan P1(N-06)-106 Revision P2

35.

Block 07A-Ground & First Floor Plan P1(N-07)-100 Revision P2

36.

Block 07A-Typical Top Floor & Roof Plan P1(N-07)-101 Revision P2

37.

Block 07B-Ground & First Floor Plan P1(N-07)-102 Revision P2

38.

Block 07B-Roof Plan P1(N-07)-103 Revision P2

39.

Block 07C-Ground Floor Plan P1(N-07)-104 Revision P2

40.

Block 07E-Ground Floor Plan P1(N-07)-105 Revision P2
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41. Block 07F-Ground Floor Plan P1(N-07)-106 Revision P3

42. Block 02A-North & South Elevations P3(N-02)-100 Revision P2
43. Block 02A-East & West Elevations P3(N-02)-101 Revision P2
44. Block 02C-North & South Elevations P3(N-02)-102 Revision P2
45. Block 02C-East & West Elevations P3(N-02)-103 Revision P2
46. Block 02A-North & South Elevations P3(N-02)-100 Revision P2
47. Block 03B-North Elevations P3(N-03)-100 Revision P2

48. Block 03B-South Elevations P3(N-03)-101 Revision P2

49. Block 03B-East & West Elevations P3(N-03)-102 Revision P3
50. Block 06-Elevations 1 P3(N-06)-100 Revision P2

51. Block 06-Elevations 2 P3(N-06)-101 Revision P2

52. Block 06-Elevations 3 P3(N-06)-102 Revision P2

53. Block 06-Elevations 4 P3(N-06)-103 Revision P2

54. Block 06-Elevations 5 P3(N-06)-104 Revision P2

55. Block 06-Courtyard Elevations 1 P3(N-06)-105 Revision P2

56. Block 06-Courtyard Elevations 2 P3(N-06)-106 Revision P2

57. Block 06-Courtyard Elevations 3 P3(N-06)-107 Revision P2

58. Block 06-North & South Elevations P3(N-06)-108 Revision P2
59. Block 06-East & West Elevations P3(N-06)-109 Revision P2
60. Block 07-Elevations 1 P3(N-07)-100 Revision P2

61. Block 07-Elevations 2 P3(N-07)-101 Revision P3

62. Block 07-Elevations 3 P3(N-07)-102 Revision P2

63. Block 07-Elevations 4 P3(N-07)-103 Revision P2

64. Block 07-Elevations 5 P3(N-07)-104 Revision P3

65. Block 07-Elevations 6 P3(N-07)-105 Revision P3

66. Block 07-Courtyard Elevations 1 P3(N-07)-106 Revision P3

67. Block 07-Courtyard Elevations 2 P3(N-07)-107 Revision P2

68. Block 07-Courtyard Elevations 3 P3(N-07)-108 Revision P3

69. Block 07-Courtyard Elevations 4 P3(N-07)-109 Revision P2

Prior to commencement of any block in the development (not including Block
10 and 11 in the South Site), to submit to the local planning authority for

To make it clear what the associated space is for each
block.
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approval a plan of that block showing the extent of all associated public realm,
open space, playspace, car parking spaces (including car club) as may be
applicable to the relevant block and not to commence works to any block until
the plan under this condition has been approved by the local planning authority.
When submitting a plan for discharge under this condition, the plan will show
the extent associated with that block together with any other approved extents
which have already been approved under this condition for other blocks within
the development.

If any development takes place under planning permission reference
6/2025/0321/MAJ6,2021/0671/MAJ, tThe Development shall be implemented
in accordance with the Masterplan Consents Plan Drawing no: P0-050 Revision
PB, or such other updated plan that may be submitted and approved from time
to time. Notwithstanding the requirements of any other conditions forming part
of this permission, no part of the North SiteBlocks 89,12 and-13-Area-may be
developed pursuant to this permission once permission 6/2025/0321/MAJ
6/2021/0671/MAJ-has been implemented.-inrespectof Blocks 8.9, 12 and-13
Area.

REASON: To ensure that where parts of the Masterplan have been
superseded by a new planning permission(s), they are carried out in
accordance with that permission and not under this permission.

Any future Drop-In Application submitted must be accompanied by a:

e updated Masterplan Consents Plan to demonstrate Superseded
Development.

o A statement to demonstrate how the Development which has not been
superseded is_still capable of being lawfully delivered and how the
overarching concept of comprehensive development has not been
undermined.

e Such reports and assessments as are necessary to demonstrate
compliance with planning policy and the environmental impact
assessment regime.

This is to ensure future lawful delivery of drop-in
applications
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e (As may be necessary) an application to amend this permission to
ensure the conditions can continue to be complied with as relevant to
the Development which has not been superseded; to ensure sufficient
severability; and to avoid any inconsistencies or impossibilities arising
between the overlapping consents.

60 | Site wide plans To avoid inconsistency between approved drawings on this

permission and the North Site drop-in permission, if granted

The South Site shall not be provided other than in accordance with the relevant | and implemented, and separate out site wide elements

parts of the site wide approved drawings listed below but only in respect of those | between the respective components of the site.

parts shown on the drawings falling within the South Site.

The North Site shall not be provided other than in accordance with the relevant
parts of the site wide approved drawings listed below but only in respect of those
parts shown on the drawings falling within the North Site. For the avoidance of
doubt, if development in the North Site area takes place under planning
permission reference 6/2025/0321/MAJ, then there is no requirement to comply
with the drawings approved in this Condition in respect of the North Site and
instead that development shall comply with the conditions attached to
permission 6/2025/0321/MAJ.

Site wide drawings:
1. Site Masterplan (Ground) P0-001-PB
2. Site Masterplan (First) P0-002-PB

DEFINITIONS
Development means development permitted by 6/2018/0171/MAJ (as amended) and as set out on the face of the decision
notice;
Drop-In Application means an application for planning permission to carry out development within the Site which may supersede part
of the Development or otherwise prevent part of the Development being carried out;
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Masterplan Consents Plan

means the plan referred to in condition 58;

North Site

means the area shown edged red on the Masterplan Consents Plan (version dated xxx)

Blocks 10 and 11 Area South
Site

means the area shown edged blue on the Masterplan Consents Plan (version dated XXX)

Blocks 8, 9, 12 and 13 Area
South Site

means the area shown edged orange on the Masterplan Consents Plan (version dated xxx);

South Site

means both Blocks 10 and 11 Area and Blocks 8, 9, 12 and 13 Area;

Superseded Development

means any part of the Development identified on the Masterplan Consents Plan to be delivered pursuant to a
Drop-In Permission and not under this permission and will be treated as superseded on the date of
implementation of that relevant Drop-In Permission;
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