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TOWN AND COUNTRY PLANNING ACT 1990
PLANNING DECISION NOTICE — PERMISSION

N6/2010/1776/MA

Erection of 209 dwellings and the retention and alteration of the existing listed
building for community uses, together with associated open space,
landscaping, car parking and new access arrangements

at. Former Roche Building Broadwater Road WELWYN GARDEN CITY

Agent Name And Address Applicant Name And Address
Mr Geoff Armstrong Taylor Wimpey (formerly George Wimpey)
DPP C/O Agent

63 - 67 West One
Bromham Road
Bedford

MK40 2FG

In pursuance of their powers under the above mentioned Act and the Orders and
Regulations for the time being in force thereunder, the Council hereby PERMIT the
development proposed by you in your application received with sufficient particulars

on 11/08/2010 and shown on the plan(s) accompanying such application, subject to the
following conditions:-

1. The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON: In order to comply with Section 91 of the Town and Country Planning Act (As
amended)

2. The development/works shall not be started and completed other than in accordance
with the approved plans and details: Drawing nos. WGC AL (0) 001, WGC AL (0) 010 E,
WGC AL (0) 011 B, WGC AL (0) 012 C, WGC AL (0) 110 B, WGC AL (0) 111 B, WGC AL
(0) 112 B, WGC AL (0) 113 A, WGC AL (0) 114 B, WGC AL (0) 120 A, WGC AL (0) 121 A,
WGC AL (0) 124 B, WGC AL (0) 130 B, WGC AL (0) 131 A, WGC AL (0) 135 B, WGC AL
(0) 140 C, WGC AL (0) 141 B, WGC AL (0) 145 B, WGC AL (0) 150 A, WGC AL (0) 151,
WGC AL (0) 152 A, WGC AL (0) 160 A, WGC AL (0) 250, WGC AL (0) 251, WGC AL (0)
252, WGC AL (0) 260, WGC AL (0) 261, 0352 1.1 received and dated 11th August 2010
unless otherwise agreed in writing by the Local Planning Authority.
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REASON: To ensure that the development is carried out in accordance with the approved
drawings and any changes must be agreed in advance in writing by the Local Planning
Authority.

3. No development shall take place until samples of materials to be used in the
construction of the external surfaces of the building hereby permitted shall be submitted to
and approved in writing by the Local Planning Authority. The development shall be
implemented using the approved materials. Subsequently, the approved materials shall not
be changed without the prior written consent of the Local Planning Authority.

REASON: To ensure a satisfactory standard of development in the interests of visual
amenity in accordance with Policies GBSP2, D1 and D2 of the Welwyn Hatfield District Plan
2005.

4. Prior to the commencement of development of each new residential block

as defined in the approved drawings, detailed elevational drawings at a scale of 1:50 shall
be submitted and approved by the Local Planning Authority in writing. These drawings shall
show details of window and door design and of any rainwater goods, vents, weep holes, or
other features having a material effect on the external appearance of the approved
elevations. All buildings all be constructed in accordance with the approved detailed
drawings unless the Local Planning Authority agrees otherwise in writing.

REASON: To ensure a satisfactory standard of development in the interests
of visual amenity in accordance with Policies D1 and D2 of the Welwyn
Hatfield District Plan 2005 and with the Broadwater Road West SPD 2008.

5. Development shall not begin until a surface water drainage scheme for the

site, based on sustainable drainage principles and an assessment of the

hydrological and hydrogeological context of the development, has been

submitted to and approved in writing by the Local Planning Authority. The

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

REASON: To prevent the increased risk of flooding and to improve and protect water
quality, habitat and amenity.

6. Unless otherwise agreed by the Local Planning Authority, development other than that
required to be carried out as part of an approved scheme of remediation must not
commence until conditions a) to c) below have been complied with. If unexpected
contamination is found after development has begun, development must be halted on that
part of the site affected by the unexpected contamination to the extent specified by the
Local Planning Authority in writing until condition (d) has been complied with in relation to
that contamination.

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

(i) a survey of the extent, scale and nature of contamination;
(i) an assessment of the potential risks to:
human health,

property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

adjoining land,

ground waters and surface waters,

ecological systems,

archaeological sites and ancient monuments;

(i) an appraisal of remedial options, and proposal of the preferred option(s).

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

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and others offsite in accordance with policies R2
and R7 of the Welwyn Hatfield District Plan 2005.

b) Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment must be prepared, and is subject to the approval in
writing of the Local Planning Authority. The scheme must include all works to be
undertaken, proposed remediation objectives and remediation criteria, timetable of works
and site management procedures. The scheme must ensure that the site will not qualify as
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contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and others offsite in accordance with policies R2
and R7 of the Welwyn Hatfield District Plan 2005.

c) Implementation of Approved Remediation Scheme

The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development other than that required to carry out remediation,
unless otherwise agreed in writing by the Local Planning Authority. The Local Planning
Authority must be given two weeks written notification of commencement of the remediation
scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be produced, and is subject to the
approval in writing of the Local Planning Authority.

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and others offsite in accordance with policies R2
and R7 of the Welwyn Hatfield District Plan 2005.

d) Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of condition a), and where remediation is hecessary a
remediation scheme must be prepared in accordance with the requirements of condition b),
which is subject to the approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a
verification report must be prepared, which is subject to the approval in writing of the Local
Planning Authority in accordance with condition c).

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and others offsite in accordance with policies R2
and R7 of the Welwyn Hatfield District Plan 2005.
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e) Long Term Monitoring and Maintenance

A monitoring and maintenance scheme to include monitoring the long-term effectiveness of
the proposed remediation over a period of 3 years, and the provision of reports on the same
must be prepared, both of which are subject to the approval in writing of the Local Planning
Authority.

Following completion of the measures identified in that scheme and when the remediation
objectives have been achieved, reports that demonstrate the effectiveness of the monitoring
and maintenance carried out must be produced, and submitted to the Local Planning
Authority. This must be conducted in accordance with DEFRA and the Environment
Agency'’s ‘Model Procedures for the Management of Land Contamination, CLR 11'.

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and others offsite in accordance with policies R2
and R7 of the Welwyn Hatfield District Plan 2005.

7. No development shall take place on the site until the applicant, or their agents or
successors in title, has secured the implementation of a programme of archaeological work
in accordance with a written scheme of investigation which has been submitted to and
approved in writing by the Local Planning Authority. The development shall not be carried
out other than in accordance with the approved programme unless otherwise agreed in
writing by the Local Planning Authority.

REASON: To enable the inspection of the site by qualified persons for the investigation of
archaeological remains in accordance with a written scheme of investigation in accordance
with PPG16 and Policy R29 of the Welwyn Hatfield District Plan 2005

8. No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the Local Planning
Authority. The approved Statement shall be adhered to throughout the construction period.
The Statement shall provide for:

i.  the parking of vehicles of site operatives and visitors

ii. loading and unloading of plant and materials

iii. storage of plant and materials used in constructing the development

iv. the erection and maintenance of security hoarding including decorative displays and
facilities for public viewing, where appropriate

v. wheel washing facilities

vi. measures to control the emission of dust and dirt during construction

vii. a scheme for recycling/disposing of waste resulting from demolition and construction
works
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REASON: To ensure satisfactory provision to protect the residential amenity of adjoining
occupiers and highway safety in accordance with Policy D1 of the Welwyn Hatfield District
Plan 2005

9. Prior to the commencement of development a phasing plan showing the

sequence of any outstanding remediation works, essential repair works to the listed
building, the implementation of development, the location of parking and the completion of
landscape works shall be submitted to and approved in writing by the local planning
authority and development shall proceed in accordance with this plan.

REASON: To ensure satisfactory provision for remediation, parking and
landscaping at different stages of the development.

10. Prior to the commencement of development full written details of sound

insulation and attenuation measures shall be submitted for the approval

of the local planning authority showing:

i) how the proposed residential accommodation will meet noise
protection criteria in accordance with BS8233

ii) details of preventing noise break out from the proposed bin stores and
entrance halls within blocks 3 and 4 to the adjacent residential units
within these blocks

lii) a scheme for preventing noise break out from the use of the listed
building for community purposes (to be submitted prior to first
occupation of the listed building)

iv) the specification of the acoustic fence, including details of density, mass, integrity,

height, location and the levels of attenuation provided in
octave band levels. The responsibility for maintenance shall also be
included in the specification.

The approved measures shall be incorporated into each of the relevant

dwellings (or listed building) prior to its occupation.

REASON: To protect residential amenity in accordance with Policies R19
and D1 of the Welwyn Hatfield District Plan 2005.

11. No development shall commence until the manufacturer’s details and
specifications of the CHP and solar hot water heating systems referred

to in the application’s Sustainability Statement, in order to secure 10% renewable or low
carbon energy on the site, have been submitted to and

approved in writing by the Local Planning Authority. Subsequently, the

development shall be carried out in accordance with the approved details

unless otherwise agreed in writing by the Local Planning Authority.

REASON: In order to secure the implementation of the identified renewable and low carbon
energy measures in accordance with Policy R3 of the Welwyn Hatfield District Plan 2005
and with the Broadwater Road West SPD 2008.
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12. No development shall commence until a scheme for the provision of secure cycle
parking (including powered two wheel vehicle parking where applicable) on site has been
submitted to and approved in writing by the Local Planning Authority. The development
shall not be carried out other than in accordance with the approved scheme unless
otherwise agreed in writing by the Local Planning Authority.

REASON: In order to ensure that there is adequate provision for secure cycle (powered two
wheeler) accommodation within the application site, encouraging alternative modes of
transport in accordance with Policy T9 of the East of England Plan 2008 and Policies M6
and M8 of the Welwyn Hatfield District Plan 2005

13. (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, without the written approval of the Local Planning Authority. Any topping or
lopping approved shall be carried out in accordance with British Standard 3998 (Tree
Work).

(b) If any retained tree or shrub is removed, uprooted or destroyed or dies, another tree or
shrub shall be planted at the same place and that tree or shrub shall be of such size and
species, and shall be planted at such time, as may be specified in writing by the Local
Planning Authority.

(c) The erection of fencing for the protection of any retained tree shrub or hedge shall be
undertaken in accordance with details approved in writing by the Local Planning Authority to
comply with the recommendation of British Standard 5837 (2005) before any equipment,
machinery or materials are brought on to the site for the purposes of the development, and
shall be maintained until all equipment, machinery and surplus materials have been
removed from the site. Nothing shall be stored or placed in any area fenced in accordance
with this condition and the ground levels within those areas shall not be altered, nor shall
any excavation be made, without the written consent of the Local Planning Authority. No
fires shall be lit within 20 metres of the retained trees and shrubs.

In this condition, retained tree or shrub, means an existing tree or shrub, as the case may
be, which is to be retained in accordance with the approved plans and particulars; and
paragraphs (a) and (b) above shall have effect until the expiration of five years from the
date of the occupation of the building for its permitted use.

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.



Continuation...

14. No development shall take place until full details on a suitably scaled plan of both hard
and soft landscape works have been submitted to and approved in writing by the Local
Planning Authority. The development shall not be carried out other than in accordance with
the approved details unless otherwise agreed in writing by the Local Planning Authority. The
landscaping details to be submitted shall include:-

a) proposed finished levels

b) means of enclosure and boundary treatments

c) car parking layout

d) vehicle and pedestrian access and circulation areas

e) hard surfacing, other hard landscape features and materials

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

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

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

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

j) location of service runs
k) management and maintenance details

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

15. No infiltration of surface water drainage into the ground is permitted other

than with the express written consent of the 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 groundwater. The development shall be carried out in accordance with
the approved details.

REASON: To ensure protection of controlled waters.
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16. Piling or any other foundation designs using penetrative methods shall not be permitted
other than with the express written consent of the 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 groundwater. The development shall be carried out in accordance with
the approved details.

REASON: To ensure protection of controlled waters.

17. Concurrent with the construction of the accesses to Broadwater Road,
visibility splays of 2.4m by 90m at the northern access and 4.5m by 90m
at the southern access shall be provided and permanently maintained

in each direction, within which there shall be no obstruction to visibility
between 600mm and 2m above the carriageway level.

REASON: To provide adequate visibility for drivers entering or leaving the
site.

18. No demolition or construction work relating to this permission shall be carried out on
any Sunday, Public or Bank Holiday nor at any other time, except between the hours of 08
00 and 18 00 on Mondays to Fridays and between the hours of 08 00 to 13 00 on Saturdays

REASON: To protect the residential amenity of adjoining occupiers in accordance with
Policy D1 of the Welwyn Hatfield District Plan 2005

19. If at any time during the course of construction of the development hereby approved, a
species of animal that is protected under Schedule 1* or 5** of the Wildlife and Countryside
Act 1981 (as amended), the Conservation (Natural Habitats) Regulations 1994*** or the
Protection of Badgers Act 1992 is discovered, all construction or other site work affecting
the species shall cease until a suitable mitigation scheme has been approved by the Local
Planning Authority in writing or a licence to disturb protected species has been granted by
DEFRA or Natural England (Formerly English Nature).

* Includes nesting birds
** Includes great crested newts, bats, reptiles and water voles
*** Includes great crested newts and bats

REASON: To comply with the requirements of the Wildlife and Countryside Act and
Habitats Regulations and to protect species of conservation concern in accordance with
Policy ENV3 of the East of England Plan 2008 and Policy R11 and R16 of the Welwyn
Hatfield District Plan 2005.

20. All planting seeding or turfing and solil preparation comprised in the above details of
landscaping shall be carried out in the first planting and seeding seasons following the
occupation of the buildings, the completion of the development, or in agreed phases
whichever is the sooner: and any plants which within a period of five years from the
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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, unless
the Local Planning Authority gives written consent to any variation. All landscape works
shall be carried out in accordance with the guidance contained in British Standards, unless
otherwise agreed in writing by the Local Planning Authority.

REASON: To ensure proper implementation of the agreed landscape details in the interest
of the amenity value of the development in accordance with Policy D8 of the Welwyn
Hatfield District Plan 2005.

21. Before first occupation of the community building, the proposed new access at the
northern end of the site onto Broadwater Road shall be completed and constructed in
accordance with the submitted application details and to a specification which shall
previously have been agreed by the Local Planning Authority in writing.

REASON: To ensure that the access is constructed to the current specification of the
highway authority as required by the Local Planning Authority and to comply with the
relevant policies of the development plan.

22. Before first occupation of the residential units, the proposed new access at

the southern end of the site onto Broadwater Road shall be completed and constructed in
accordance with the submitted application details and to a specification which shall
previously have been agreed by the Local Planning Authority in writing.

REASON: To ensure that the access is constructed to the curren specification of the
highway authority as required by the Local Planning Authority and to comply with the
relevant policies of the development plan.

23. A 2 metre x 2 metre pedestrian visibility sight splay, free of obstruction between a
height of 600mm and 2m, and relative to the back of the footway/edge of carriageway, shall
be provided on both sides of all vehicular accesses prior to their operational use and
thereafter retained.

REASON: To ensure a satisfactory standard of development in the interests of highway
safety in accordance with Planning Policy Guidance Note 13: Transport

24. The building(s) hereby approved shall not be occupied until the roads and footpaths
associated with the building(s) have been constructed and surfaced in accordance with
details which have been submitted to and agreed in writing by the Local Planning Authority
and to the specification of the highway authority.

REASON: In order to ensure that adequate vehicular and pedestrian access is provided in
the interests of highway safety in accordance with Planning Policy Guidance Note 13:
Transport
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25. The area set aside for car parking shall be laid out and surfaced, in accordance with a
scheme which has been submitted to and agreed in writing by the Local Planning Authority
before the buildings hereby permitted are first occupied and shall be retained permanently
thereafter for the accommodation of residents/occupiers and shall not be used for any other
purpose.

REASON: To ensure that the spaces are provided prior to the occupation of the units in the
interests of highway safety in accordance with Planning Policy Guidance Note 13: Transport

26. Two months prior to the first occupation of the community building the applicant and/or
prospective occupier shall implement a Green Travel Plan, which shall first have been
submitted to and approved in writing by the Local Planning Authority, with the object of
reducing the number of staff and visitors travelling to the development by private car.

REASON: To promote access to the site by sustainable transport measures in accordance
with Policy M3 of the Welwyn Hatfield District Plan 2005.

27. Two months prior to the first occupation of any part of the residential development the
applicant shall implement a Green Travel Plan, which shall first have been submitted to and
approved in writing by the Local Planning Authority, with the object of reducing the number
of residents and visitors travelling to the development by private car.

REASON: To promote access to the site by sustainable transport measures in accordance
with Policy M3 of the Welwyn Hatfield District Plan 2005.

28. The storage facilities for refuse and recycled materials as shown in the approved plans
shall be provided prior to the first occupation of the units to which they relate and shall be
kept available for those purposes thereatfter.

REASON: In the interests of residential amenity and in accordance with Policy D1 of the
Welwyn Hatfield District Plan 2005.

29. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any Order revoking or re-enacting that Order with or without
modification), no development within Classes A, B, D, H of Part 1 or Part 25 (Other
Telecommunications Development) of Schedule 2 shall take place unless permission is
granted on an application made to the Local Planning Authority

REASON: To enable the Local Planning Authority to fully consider the effects of
development normally permitted by that order in the interests of residential and visual
amenity in accordance with Policies D1 and D2 of the Welwyn Hatfield District Plan 2005
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30. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1995 (or any Order revoking or re-enacting that Order with or without
modification) no fences, gates or walls shall be constructed within the site or on the site
boundaries, unless permission is granted on an application made to the Local Planning
Authority.

REASON: To enable the Local Planning Authority to fully consider the effects of
development normally permitted by that order in the interests of residential and visual
amenity in accordance with Policies D1 and D2 of the Welwyn Hatfield District Plan 2005

31. Notwithstanding the provisions of the Town and Country Planning (General Permitted

Development) Order 1995 (or any Order revoking or re-enacting that Order with or without

modification), no garage][s] shall be converted to another use, unless permission is granted
on an application made to the Local Planning Authority.

REASON: To enable the Local Planning Authority to fully consider the effects of
development normally permitted by that order in the interests of residential and visual
amenity in accordance with Policies D1 and D2 of the Welwyn Hatfield District Plan 2005

REASONS FOR APPROVAL

The proposal has been considered against Planning Policy Statement/Guidance nos.
1,3,5,13,22,23,24, policies 3, 7 and 8 of the Waste Local Plan 1999 and development plan
policies SD1, R2, R3, R4, R5, R10, R11, R19, R29, M1, M2, M3, M4, M5, M6, M14, IM2,
D1, D2, D3, D4, D5, D6, D7, D8, D9, D10, D11, H6, H7, H8, H10, OS3, CLT14 and EMP3
of the Welwyn Hatfield District Plan 2005, in addition to the Human Rights Act 1998, which,
at the time of this decision indicate that the proposal should be approved. Material planning
considerations do not justify a decision contrary to the development plan (see Officer’s
report which can be inspected at these offices).

Date : 09/03/2011

Tracy Harvey
Head of Development Control
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