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Context

Site and The Application Site

Application

description The application site is located within a commercial area within the eastern part

of Welwyn Garden City. The site itself, known as the former Shredded Wheat
factory which includes other land occupied as a Polycell factory, lies within an
area allocated for industry in the original Louis de Soissons garden city plan.
The Shredded Wheat factory opened in 1926 becoming a major employer and
breakfast cereal manufacturer until its closure in 2008 when production was
moved to a new location in Wiltshire. The site contains a Grade Il Listed
Building - albeit parts of this have been removed following approval of a Listed
Building Consent (Ref: N6/2015/0293/LB) two years ago.

Proposal Description
Background

Listed Building Consent was granted by the Local Planning Authority [LPA
ref. 6/2018/0960/LB] for the following development on 15th February 2019:

“Repair, restoration, extension and conversion of the retained original 1920's
silos, production hall, grain store and boiler house to provide 5,096 sg.m of
flexible business floorspace (Use Class B1), 265 sq.m Combined Heat and
Power (Sui Generis), 2,494 sq.m International Art Centre (Use Class D1),
1,226 sgq.m Gymnasium (Use Class D2), 1,576 sg.m of restaurant/coffee
shop/bar (Use Class A1/ A3/A4/A5) and Creche/Day Nursery of 644 sq.m.”

It should be noted that the above Listed Building Consent accords with the
correlating Planning Permission for the site (LPA ref. 6/2018/0171/MAJ) which
was also granted on 15th February 2019.

The extant Listed Building Consent utilises the Boiler House and Wheat




Elevator to create a signature ‘Art & Museum Hub’; with the remaining ground
floor floorspace comprising a Café and Energy Centre. The base of the silos
form a nominal-entrance space in which visitors gain access to a helical stair
and passenger lift that serves the upper levels of the Silo and Wheat Elevator.
The proposal infills a portion of the space between the Café and silos at
ground floor to form an atrium with access to the street to the east. Access to
the street to the west boundary is through a new volume between the 1920s
Wheat Elevator and Boiler House.

Proposed Development

The proposed development incorporates the retention of a third volume
internally, which aligns the first floor of the Wheat Elevator and Boiler House,
known as the Art Hall. The previously approved scheme, 2018/0171/MAJ,
meant that the upper level of the Boiler House was inaccessible. The current
proposal now removes the need for demolition.

Approved Scheme 2018/0171/MAJ Current Proposal
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The proposed development will now introduce four lifts and stair that accesses
all of the existing levels intended to be used as art spaces in both the Boiler
House and Wheat Elevator. Two of which, will serve the higher level of the fifth
floor, one will connect the ground floor to the cinema and restaurant and, the
other will provide direct access to the restaurant. In addition, they will serve to
transport artwork to the desired locations.

This will, in turn, create a new entrance and arrival space for the Arts centre.
The Entrance Hall principally serves as an arrival point for the Art Centre,
forming a point of information and direction for visitors. The positioning of the
Entrance Hall, with access to the Café and multi-purpose space on the ground
floor of the Silos, creates an intermediate space. By providing this enclosed
intermediate space, the Entrance Hall now proposes to allow for separate
aspects of the development to open and close at different times and for
different types of events.

Proposed Entrance Hall Orientation
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In addition, the proposal involves stepping the west facade of the Art Hall and
includes the retention of the existing window to the Wheat Elevator, which is
visible from the street below. The west facade of the Art Hall is proposed to be
finished in white to match the existing buildings.

Approved Scheme 2018/0171/MAJ Current Proposal

The current proposal will incorporate floor-to-ceiling height fins and glazing
panels that re-instate, and thusly, seemingly retain, the existing materiality of
green metal. The deep fins proposed will create an illusion of making the
restaurant appear as a solid green metal box from the ground floor perspective,
whilst allowing large amounts of daylight to the interior. By comparison, the
approved scheme, saw the replacement of the existing metal panels at the
rooftop with a fully-glazed elevation.

Approved Scheme 2018/0171/MAJ Current Proposal
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The approved application, 2018/0171/MAJ, incorporated only one stair and lift
from the ground floor to fifth and, involved the partial demolition of one of the
Silos to accommodate the construction of the internal lift. Moreover, the
approved development did not comply with fire safety regulations, for means of
escape, or, Disability Discrimination Act (DDA) standards.

Subsequently, this spurred the submission of the current application and, the
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proposed new tower will provide a means of escape for the rooftop restaurant
and additional access to the neighbouring building — whilst complying with fire
safety and DDA standards. The proposed double lifts to be incorporated within
the tower, will, provide necessary circulation to the restaurant and will allow
continued use as required for maintenance purposes to one of the lifts.

Proposed North Elevation Proposed East Elevation
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In addition, waste management and goods delivery is now proposed to take
place separately to this new circulation tower, and make use of a fire stair and

dumbwaiter — which will service the restaurant - installed within the main
building.

The differences between the approved Listed Building Consent and the
currently proposed Listed Building application, though significant in both
appearance and nature, are, considered, on balance, to better respect and
preserve the historic significance of the Listed Building, and thusly, have no
significant detrimental impact upon the setting of the Listed Building.

Constraints (as
defined within

LBC - LISTED BUILDING Architect Louis de Soissons. Two concrete ranges -
Distance: 0

WHDP 2005) LBC - LISTED BUILDING 1938-40 by Otto R Salvisberg of Zurich in - Distance:
14.64
Wards - Peartree - Distance: 0

Relevant The site’s history goes right back to the 1920’s and hence there are various

planning history

schemes over the years relating to the evolution of the site in its life as a cereal
manufacturer. More recent proposals for redevelopment following the site’s
closure in 2010 are noted below.

Application, N6/2010/2060/LB, was for works for and including part demolition,
repair, restoration, extension and conversion of the former Shredded Wheat
factory complex to provide retail (Al and A3), business (B1), heritage centre
(D1) and energy centre. The application was approved subject to planning
conditions in January 2011.

Full Planning Permission, reference, N6/2010/2055/MA, for part demolition,
repair, restoration, extension and conversion of the former Shredded Wheat
factory complex to provide retail (A1 & A3), business (B1), heritage centre
(D1), energy centre, new leisure centre building and Civic Square building
including residential and retail (Al to A5).
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Associated alterations to existing vehicular and pedestrian access and highway
layout within and around the site, including the creation of two vehicular access
ramps to basement parking, hard and soft landscaping, the provision of a civic
square, park, public and private open space, pedestrian walkways to include
the upgrade of the existing pedestrian footpath over the railway line and
associated enabling works.

Outline Planning Permission for development of land to the west and south of
the shredded wheat factory to comprise the following uses: Retail (Al & A5),
business (B1), hotel (C1), residential, to include: houses, flats, care home and
YMCA (C2 & C3); doctors surgery and pharmacy (D1); with all matters
reserved apart from means of access.

The application was refused planning consent in January 2012 in principle for a
variety of reasons, including, its failure to be an inclusive and high quality
design for the area, failing to justify a demonstrable need for retalil
development, adverse impacts upon highway safety and increase in traffic —
including overprovision of parking for the retail and under-provision for the
residential, amongst others.

The most relevant application (N6/2015/0293/LB) was for part demolition,
repair, restoration, extension and conversion of the former Shredded Wheat
factory complex to include demolition of all buildings and structures except the
original 1920's silos, production hall, and grain store and boiler house.
Refurbishment and change of use of the retained listed buildings to provide 2
Class C3 residential units, a Class C1 boutique/budget hotel, Class B1(a)
offices, a class Class A4 pub/bar, a class Class D1 créche and a Class D2
gym/dance/exercise studio.

As indicated above the demolition work has taken place but none of the
conversion works have been carried out.

Application, N6/2015/0294/PP, was for outline planning permission for part
demolition, repair, restoration, extension and conversion of the former
Shredded Wheat factory complex to include demolition of all buildings and
structures except the original 1920's silos, production hall, grain store and
boiler house. Refurbishment and change of use of the retained listed buildings
to provide 2 Class C3 residential units, a Class C1 boutique/budget hotel,
Class B1(a) offices, a Class A4 pub/bar, a Class D1 créche and a Class D2
gym/dance/exercise studio. Erection of up to 850 Class C3 dwellings to
potentially include up to 80 Class C2 (and/or C3 assisted living units), Class Al
retail, Class A3/A4 restaurants/cafés/bars/pubs, Class D1 community use and
healthcare and Class D2 gym/dance/exercise studio floorspace. Provision of
external space for leisure and recreation to include a linear park, external
games/play area, allotments and a skate park. Creation of internal estate
roads, paths, vehicle and cycle parking. Associated highway works comprising
the widening of footways and the provision of cycle ways to Broadwater Road
and Bridge Road, works to Hyde Way, junction remodelling works and the
erection of a new footbridge from Bridge Road. Phase 1 (Blocks 2,3,4,5,6 & 7
on land to the north and west of Hyde Way and northern part of Block 1) —
Includes Appearance, Means of Access, Landscaping, Layout and Scale in
addition to all associated highway works . Phase 2 (Blocks 8,9,10,11 & 12 and
southern part of Block 1 on land to the south of Hyde Way) — Includes Means
of Access with Layout, Scale, Appearance and Landscaping reserved.
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The application was granted consent, subject to conditions and a S106
agreement in August 2018.

Listed Building Consent, reference, 6/2018/0960/LB for the repair, restoration,
extension and conversion of the retained original 1920's silos, production hall,
grain store and boiler house to provide 5,096 sg.m of flexible business
floorspace (Use Class B1), 265 sgq.m Combined Heat and Power (Sui
Generis), 2,494 sg.m International Art Centre (Use Class D1), 1,226 sg.m
Gymnasium (Use Class D2), 1,576 sq.m of restaurant/coffee shop/bar (Use
Class A1/ A3/A4/A5) and Creche/Day Nursery of 644 sg.m.

The extant Listed Building Consent utilises the Boiler House and Wheat
Elevator to create a signature ‘Art & Museum Hub’; with the remaining ground
floor floorspace comprising a Café and Energy Centre.

The application was granted consent on15th February 2019 and accords with
the correlating Planning Permission for the site (LPA ref. /2018/0171/MAJ)
which was also granted on 15th February 2019.

Consultations

Neighbour Support: 2 Object: 0 Other: 0
representations
Publicity Press Advert Display Date: 24™ April 2019

Press Advert Expiry Date: 9" May 2019

Summary of
neighbour
responses

This is a very exciting, imaginative and yet sensitive regeneration of a
much loved and iconic landmark in WGC. These are complex and
challenging structures and the project makes the best use out of the
buildings for what will be an impressive arts hub in the town centre and
at the heart of the Wheat quarter redevelopment. The latest changes
are relatively minor in terms of external appearance and will make the
project more resilient in operational use. | hope it will receive a swift and
favourable recommendation.

The revised planning application looks to make a better use of the
proposed space and the addition of the new access platform looks like
a sensitive addition to the building , The architects should be
congratulated on developing such an imaginative scheme that will a
fantastic addition to WGC . This should be supported.

Consultees and
responses

1. Hertfordshire County Council - Historic Environment Advisor

Please note that the following advice is based on the policies contained in the
National Planning Policy Framework.

In our original consultation response to parent application 6/2018/0171/MAJ
(26 February 2018) we advised that a programme of historic building record be
carried out on all structures of heritage value to be impacted by that scheme.
We have not seen any evidence that such a survey has happened.
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We therefore continue to advise that comprehensive historic building recording
take place, that it encompasses any structures of heritage value to be impacted
by this scheme, and that it meets the requirements of Historic England Level 3.
Alternatively, if such a programme has taken place in relation to the previous
scheme the report should be submitted to support this application

With the above in mind, | believe that the position of the proposed development
is such that it should be regarded as likely to have an impact on heritage
assets with archaeological interest. | recommend that the following provisions
be made, should you be minded to grant consent:

1. The archaeological building recording of the Shredded Wheat
Factory and its silos prior to the commencement of any development, to
a minimum of Historic England Level 3;

2. the analysis of the results of the archaeological work, with provisions
for the subsequent production of a report and an archive, and the
publication of the results, as appropriate;

3. Such other provisions as may be necessary to protect the
archaeological interests of the site.

| believe that these recommendations are both reasonable and necessary to
provide properly for the likely archaeological implications of this development
proposal. | further believe that these recommendations closely follow the
policies included within Policy 16 (para.199, etc.) of the National Planning
Policy Framework. and the guidance contained in Historic England’s Historic
Environment Good Practice Advice in Planning Note 2 (2015).

In this case three appropriately worded conditions on any planning consent
would be sufficient to provide for the level of investigation that this proposal
warrants. | suggest the following wording:

A No development shall take place/commence until an Archaeological
Written Scheme of Investigation has been submitted to and approved
by the local planning authority in writing. The scheme shall include an
assessment of archaeological significance and research questions;
and:

1. The programme and methodology of site investigation and
recording;

2. The programme for post investigation assessment;

3. Provision to be made for analysis of the site investigation and
recording;

4. Provision to be made for publication and dissemination of the
analysis and records of the site investigation;

5. Provision to be made for archive deposition of the analysis and
records of the site investigation;

6. Nomination of a competent person or persons/organisation to
undertake the works set out within the Archaeological Written Scheme
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of Investigation.

B The development shall take place/commence in accordance with the
programme of archaeological works set out in the Written Scheme of
Investigation approved under condition (A)

C The development shall not be occupied/used until the site
investigation and post investigation assessment has been completed in
accordance with the programme set out in the Written Scheme of
Investigation approved under condition (A) and the provision made for
analysis and publication where appropriate.

If planning consent is granted, | will be able to provide detailed advice
concerning the requirements for the investigations, and to provide information
on professionally accredited archaeological contractors who may be able to
carry out the necessary work.

2. Historic England

Consent is sought for extensions and improvements to the retained original
1920s Silos, Production Hall, Grain Store and Boiler house to enable the
creation of an International Arts Centre, including enhanced connectivity and
access.

Welwyn Garden City was the second new town to be developed in accordance
with the principles laid down by Ebenezer Howard, but the vision for the town
was largely provided by Louis de Soissons, who not only provided the overall
masterplan but also was architect for a significant number of buildings within
the town. His masterplan envisaged a civic and commercial centre for the town
on the west side of the East Coast Mainline balanced by a factory area on the
east side of the railway, and the whole enclosed by a ring of residential
development.

The original factory building by Louis de Soissons, which dates from 1925, was
inspired by Shredded Wheat's flagship factory near Niagara Falls and forms
one element of the wider development site. There are two concrete ranges, at
right angles with links. The southern range consists of giant cylindrical concrete
drums 15 bays long with flat oversailing capping with right over the entre top.
Behind this is a plain attic storey with 28 plain windows with plain capping over.
On one end elevation there is a three-bay projecting tower rising just above the
main roof level. At the west end of the range is a two bay wing with large
windows; the southern bay of three storeys and the northern of four storeys,
both with flat roofs. Adjacent is a seven bay, four storey block with large
windows divided by narrow piers and small scale structural divisions between
the storeys, making it almost wholly glass.

The building was described as a model factory, enhanced by the use of white
ceramic tiles that encased the building like ivory and was regarded as one of
the avant-garde buildings in Britain. Inside, the white-painted reinforced
concrete workrooms were flooded with sunlight. The initial buildings were the
Production Hall, Boiler House and Garage, all of which excluding the Garage
still remains intact. It is listed at grade Il in recognition of its architectural and
historic importance.
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The proposals involve a revised approach to several of the elements of the
conversion scheme that were approved under the extant planning permission
2018/0171/MAJ.

The aim is to create an arts hub - art gallery, multi-purpose space and cafe -
that combines the historic fabric with contemporary art and opens up the
building to the wider community. The current proposals include a primarily self-
supporting lightweight circulation tower on the north elevation of the silos
comprising four lifts in steel and metal mesh, two of which would serve the
higher level on the 5th floor; one of which would connect the ground floor to the
Everyman cinema and the rooftop restaurant and another which would directly
link the ground floor to the restaurant. An additional escape stair is proposed
that would incorporate waste management and servicing to the 5th floor. Also
proposed is an Art Hall which would contain a lift and stair to access all of the
levels intended to be used as art spaces in the Boiler House and Wheat
Elevator and would incorporate a new entrance and arrival space for the Arts
Centre. Previously inaccessible areas in the Wheat Elevator would be made
accessible for use as art spaces, keeping the historic fabric intact; thereby
removing the need for demolition. The proposed rooftop restaurant would have
deep fins of green-coloured metal and glazing panels and would appear as a
solid green box at ground floor level.

Following closure of the factory in 2008 it has remained unoccupied and the
building is currently vacant and vulnerable. One of the primary stated aims of
the proposed works to the building is to "reinstate the architectural clarity that
was embodied in its original incarnation".

The NPPF sets out the desirability of sustaining and enhancing the significance
of heritage assets and putting them to viable uses consistent with their
conservation, (paragraph 192). It establishes that great weight should be given
to an asset’s conservation and the more important that asset, the greater that
weight should be, paragraph 193. This is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to its
significance. Any harm to, or loss of significance of a designated heritage asset
(from its alteration or destruction, or from development within its setting) should
require clear and convincing justification, (paragraph 194). Where a
development proposal will lead to less than substantial harm to the significance
of a designated heritage asset, that harm should be weighed against the public
benefits of the proposal, including securing its optimum viable use (paragraph
196).

Historic England have considered the documentation submitted with the
application, including the comprehensive Design and Access Statement which
provides details of the proposed areas of original fabric now proposed for
retention rather than demolition, and accompanying drawings produced by
Jamie Fobert Architects. We welcome the imaginative approach adopted by
the architects regarding the re-purposing of several of the spaces, which pay
homage to international arts venues that have been successfully created
through the re-use of industrial buildings of a similar age and design. In our
view clear and convincing justification has been provided in support of the
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revised proposals, and whilst the introduction of a lightweight circulation tower
on the north elevation would be a major intervention, on balance we do not
consider this would cause harm to the significance of the grade Il listed former
Shredded Wheat factory building. Indeed, once the later accretions have been
removed the scheme will enable the architectural clarity of the original building
to be fully appreciated once again.

Recommendation

Historic England support the application on heritage grounds and welcome the
revised proposals for this grade Il listed building that will retain a significantly
higher level of original fabric than the previously approved 2018/0171/MAJ
development proposals.

We consider that the application meets the requirements of the NPPF, in
particular paragraph numbers 193 and 194.

In determining this application you should bear in mind the statutory duty of
section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 to have special regard to the desirability of preserving listed buildings or
their setting or any features of special architectural or historic interest which
they possess.

Relevant Policies

X NPPF Paragraph 193 of the Framework outlines that, when considering the impact of a proposed
development on the significance of a designated heritage asset, ‘great weight’ should be given to the
asset’s conservation and the more important the asset the greater the weight it should be given.
Paragraph 194 states that any harm to, or loss of, the significance of a designated heritage asset
(from its alteration or destruction, or from development within its setting) should require clear and
convincing justification. Substantial harm to or loss of: a) grade Il listed buildings, or grade Il
registered parks or gardens, should be exceptional; b) assets of the highest significance, notably
scheduled monuments, protected wreck sites, registered battlefields, grade | and I1* listed buildings,
grade | and II* registered parks and gardens, and world heritage sites, should be wholly exceptional.
Where the harm is considered less than substantial Paragraph 196 states that this should be
weighed against the public benefits of the proposal including, where appropriate, its optimum viable
use. The NPPF therefore does allow for a degree of harm to a heritage asset in particular
circumstances.

Main Issues

Impact on the Section 16 of the Listed Buildings and Conservation Areas Act states that the
character and local planning authority shall have:

setting of the

listed building “special regard to the desirability of preserving the building or its

and adjoining setting or any features of special architectural or historic interest which
listed buildings it possesses”.

The specific historic environment policies within the NPPF are contained within
paragraphs 184-202. The National Planning Policy Framework indicates the
requirement to consider heritage matters as follows:

In determining applications, local planning authorities should take account of:

a) the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their
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conservation;

b) the positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and

c) the desirability of new development making a positive contribution to
local character and distinctiveness.

In exercising its planning functions the Local Planning Authority has a general
duty with regard to listed buildings.

Policies D1 to D11 Adopted District Plan 2005 deal with detailed aspects of
design for the application. Policy SP9 of the Draft Submission Borough Plan
2016 deals with place making and high quality design and Policy SADM11
amenity and layout. The Council has several policies devoted to this subject
together with a Supplementary Planning Document. The applicant has
supplied a Design and Access Statement, Landscape and Design Access
Statement and Heritage Statement.

Section 66(1) of the Planning Listed Buildings and Conservations Areas Act
1990 states:

66.—(I) “In considering whether to grant planning permission for
development which affects a listed building or its setting, the local
respects listed planning authority or, as the case may be, the Secretary
of State shall have buildings in special regard to the desirability of
preserving the building or its setting or exercise of any features of
special architectural or historic interest which it possesses.”

Section 72 of the Planning Listed Buildings and Conservations Areas Act 1990

states:

“In the exercise, with respect to any buildings or other land in a
conservation area, of any powers under any of the provisions
mentioned respects in subsection (2), special attention shall be paid to
the desirability of conservation preserving or enhancing the character
or appearance of that area.”

The Broadwater Road West SPD sets out the Council’s vision for the area as:

“To deliver an energetic and pioneering scheme of development which
integrated the spirit of the garden city with the very best of high quality
21st Century design, seizing the opportunity to enhance the local
environment and create a sustainable, supported neighbourhood of an
appropriate scale, which successfully integrates with the local
community.”

The application site is somewhat divided into two halves. The northern part of
the site may be defined by the post-industrial nature of the former Shredded

Wheat
layout,

Factory, which the proposed scheme seeks to respond to in both
public realm and landscape terms.
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The southern part of the site is in contrast to the north. It is less ‘formal’ in
layout, architecture and landscape terms. The central park known, as the
‘Weave', is proposed as an undulating, naturalistic environment.

It is considered that, on balance, the renovation of all of the remaining listed
structures (the Silos, Grain Hall and Production Hall) are considered to
preserve and enhance the character of the area and listed building whilst
providing and retaining a positive setting in the design of surrounding buildings
and spaces. It is therefore considered that the proposed development will be
respectful to the retained building, subject to greater detail to be provided to
assess the full impact of the development upon the historic fabric of the listed
building. However, it is acknowledged that the proposal accords with the
requirements of Section 66 (1) and 72 of the Planning Listed Buildings and
Conservations Area Act 1990.

It is therefore considered that the works proposed will be faithful to the retained
building and that the application, in the context of the wider scheme, has many
significant qualities that help to create a new part of Welwyn Garden City whilst
respecting the heritage of the listed building and conservation area setting.

Policy R27 relates to the demolition of listed buildings (partial or complete)
under listed building consent. As indicated much work is already complete
under the listed building consent ref. N6/2015/0293/LB. The applicants have
already gained approval (ref/2016/2018/COND) to record details of the building
where demolition/alteration is granted and this is ongoing.

Design (form,
size, scale, siting)
and Character
(appearance
within the
streetscene)

It is considered that the current proposed development preserves the fabric of
the Grade Il listed building by avoiding extensive demolition to an original Silo
and internal partitions to accommodate the internal lift as previously approved.
This proposal is supported by Historic England who has been engaged in the

development of the current proposals.

Though the addition and construction of the external tower is significant, it is
concluded that, on balance, the proposed development will have no significant
detrimental impact upon the setting of the listed building. Moreover, it is
considered that it will be proportionate to the regeneration, retention and
enhancement of the remaining structures, in combination with the new
development, whilst at the same time, meeting the requirement of building
regulation, fire safety and Disability Discrimination Act, standards.

The setting of the proposed development has already been established
through previously submitted applications. Though it is acknowledged that will
be of high density, it is considered that the development will not out of place -
being one of the most accessible parts of the borough and within a location
which, due to its size, existence of buildings of height (e.g. the silos) and low
impact on neighbouring residential properties, provides a high quality design
response to the demands of the site.
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It is therefore considered that, on balance, the proposed development is
appropriate for its setting, retaining and enhancing original features and having
no detrimental impact upon the setting of the listed building. Subject to further
details of the schedule of works and materials to be used for the proposed
development, being submitted to and approved by the Local Planning
Authority, it is evident that the currently proposed scheme are of a nature that
may assist to secure the future of the building but also respect the presumption
of retaining the buildings’ historic fabric and form - both internally and
externally.

It is therefore concluded that, subject to approval of the finer detail, these
proposals are acceptable in the context of the Listed Buildings and
Conservations Areas Act and heritage aspects of the NPPF and Local Plan.

Any other
considerations

Archaeological Matters

It is noted that the Hertfordshire County Council’'s Historic Environment Advisor
had advised that a programme of historic building record be carried out on all
structures of heritage value to be impacted by the proposed scheme, and, that
it encompasses any structures of heritage value to be impacted by this
scheme, and that it meets the requirements of Historic England Level 3. It was
therefore recommended that, an Archaeological Written Scheme of
Investigation be submitted to and approved by the Local Planning Authority.

However, it is considered that this course of action would not be feasible in this
instance as, the Listed structures have been in-situ for almost 100 years and
no archaeological investigative planning condition was imposed upon previous
planning consents relating to this part of the site, to date.

In addition, Historic England conclude in their advice that, the current proposed
development will retain more of the original fabric of the Listed structures and
do not recommend any archaeological investigations to be taken place.

As such, though the comments of the Hertfordshire County Council’s historic
Environment Advisor are noted, it is not considered, on balance, expedite to
impose such a planning condition, in this instance.

Protected Species

It is noted that, the wider redevelopment for the site is accompanied by an
Environmental Statement (ES) which includes an Ecological report. The site is
identified, on the whole, to be of low ecological value. Bat surveys have been
undertaken and found that bats were not present at the site at that time, and
habitat for bat roosts on the site are poor. The planning application secured the
implementation of measures for ecological protection and enhancement.

Conclusion

For the above reasons, the proposed development is considered to be acceptable and is considered
to preserve and enhance the special architectural character of the buildings. It is acknowledged that,
works to the site have been implemented via an earlier Listed Building Consent. Planning Approval
is therefore recommended.
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Conditions:

1. Prior to the commencement of any works to the Listed Buildings, the applicant shall
submit to, and have approved in writing by, the Local Planning Authority a detailed
specification for the proposed works to each phase or block that will be subject to
commencement. Drawings shall be provided at 1:20 scale for typical elevations and
sections and 1:5 for sectional details.

The submitted specification shall include:

i) A schedule of repairs to the listed building;

i) INTERNAL

» A method statement for removing buildings, walls and forming openings in

floors;

* Details and samples of materials to be used, including the interior finish;

* Precise details of new staircases, alterations to existing staircases, lifts; WC

accommodation;

» new floors (including finishes and protection of existing finishes); ceilings,

exposed services and/or ducts/suspended ceilings/raised floors;

« internal insulation and finishes;

* partitions, opening doors/frames;

« secondary windows;

» Heating and ventilation installations (strategic drawings

iil) EXTERNAL

* External envelope including windows and doors;

» Repairs and decoration of existing concrete and steel fabric;

» Chimney vent stacks, grilles and all enclosure of plant;

* Antennae and solar installations;

« Steps, ramps, flush thresholds and handrails;

» Works to (including repair, re-furbishment and re-glazing of) historic metal
windows

The approved specification shall be implemented in full on Blocks 4 and 5, prior to
the occupation of the 300th residential unit, unless otherwise agreed in writing by
the Local Planning Authority.

REASON: In order that the works to the listed building are undertaken in
an appropriate manner and timeframe in accordance with
Section 16 of the National Planning Policy Framework 2019 and
Policy R27 of the Welwyn Hatfield District Plan 2005.

2.  Following the carrying out or completion of the building operations or alterations for
which consent is hereby granted, all making good of the existing buildings shall be
carried out in materials and finishes which closely match, like-for-like, those historic
materials and finishing details used in the existing building or structure to accord
with usual conservation good practice and to the satisfaction of the Local Planning
Authority. If there is any doubt regarding the approach to any proposed making
good, or any alternative materials are proposed, a precise specification of the
materials and finishes should be submitted to and agreed in writing by the Local
Planning Authority.

REASON: To ensure the historic and architectural significance of the buildings is
properly maintained.
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3. Prior to the first occupation of any of the retained Listed buildings, the applicant
shall submit to, and have approved in writing by the Local Planning Authority a
Listed Building Management and Maintenance Plan, to include a Waste
Management and Goods Delivery Strategy. The approved plan shall then be

DRAWING NUMBERS

4.

implemented in full on site in perpetuity.

REASON:

In order to ensure that the Listed buildings are maintained in an

appropriate manner following the completion of the development in
accordance with national policy as set out in Section 16 the National
Planning Policy Framework 2019.

The development/works shall not be started and completed other than in

accordance with the approved plans and details:

Plan Revision  Details Received Date
Number Number

332 3a 102 F P2 Proposed First Floor 26 June 2019
332 3a 103 F P3 Proposed High First Floor 26 June 2019
332 3a 101 E P1 Proposed High Ground 26 June 2019

Floor

332 _3a 100 E Proposed Ground Floor 26 June 2019
332 3a 104 F P4 Proposed Terrasse Floor 26 June 2019
332 3a 001 E Proposed Site Plan 26 June 2019
332 3a 105 F P5 Proposed Second Floor 26 June 2019
332 3a 106 F P6 Proposed Third Floor 26 June 2019
332 _3a 108 F P8 Proposed Fifth Floor 26 June 2019
332 3a 109 E P9 Proposed Sixth Floor 26 June 2019
332 3a 107 F P7 Proposed Fourth Floor 26 June 2019
332 3a 202 E Proposed North Elevation 26 June 2019
332.3a 204 A Proposed South Elevation 26 June 2019
332 3a 201 E Proposed East Elevation 26 June 2019
332.3a 203 D Proposed West Elevation 26 June 2019
332.3a 301 D Proposed Section 1A 26 June 2019
332.3a 304 A Proposed Section 10A 26 June 2019
332.3a 302 A Proposed Section 1B 26 June 2019
332 3a 303 E Proposed Section 2A 26 June 2019
332_3a 110 Proposed Amendments - 26 June 2019
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3 High First Floor

332 3a 110 E Proposed Amendments - 26 June 2019
2 First Floor

332.3a 110 D Proposed Amendments - 26 June 2019
0 Ground Floor

332_3a 110 Proposed Amendments - 26 June 2019
1 High Ground Floor

332_3a 110 Proposed Amendments - 26 June 2019
4 Terrasse

332_3a 110 E Proposed Amendments - 26 June 2019
5 Second Floor

332 _3a 110 E Proposed Amendments - 26 June 2019
6 Third Floor

332_3a 110 Proposed Amendments - 26 June 2019
7 Fourth Floor

332_3a 120 A Proposed Amendments - 26 June 2019
4 Section 10A

332 _3a 120 E Proposed Amendments - 26 June 2019
3 Section 2A

332 3a 110 E Proposed Amendments - 26 June 2019
9 Roof Plan

332 3a 110 E Proposed Amendments - 26 June 2019
8 Fifth Floor

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

1. POSITIVE AND PROACTIVE STATEMENT

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

Determined By:

Mr Chris Carter
2 July 2019
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