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Agenda 
Part l 

 
Item  Page 

 
1.   APOLOGIES FOR ABSENCE 

Members are required to notify any substitutions by midday on the day of the 
meeting. 
 
Late substitutions will not be accepted and Members attending as a substitute 
without having given the due notice will not be able to take part in the 
meeting. 

 

   
2.   MINUTES - 7 MARCH 2024 

To take as read and approve as a true record the minutes of the meeting of 
the Committee held on the 7 March 2024. 

(Pages 5 
- 12) 

   
3.   NOTIFICATION OF OTHER BUSINESS 

Members should notify the Chair of other business which they wish to be 
discussed at the end of either Part I or Part II business set out in the agenda. 
They must state the circumstances which they consider justify the business 
being considered as a matter of urgency. 
 
The Chair will decide whether any item(s) raised will be considered. 

 

   
4.   CHAIR'S ANNOUNCEMENTS 

Members are reminded that any declarations of interest in respect of any 
business set out in the agenda, should be declared as either a Disclosable 
Pecuniary Interest or Declarable Interest and are required to notify the Chair 
of the nature of any interest declared at the commencement of the relevant 
item on the agenda.  Members declaring a Disclosable Pecuniary Interest 
must withdraw from the meeting for the duration of the item. Members 
declaring a Declarable Interest, wishing to exercise a ‘Councillor Speaking 
Right’, must declare this at the same time as the interest, move to the public 
area before speaking to the item and then must leave the room before the 
debate and vote. 

 

   
5.   PUBLIC PARTICIPATION 

To receive petitions, comments and questions from the public. 
 

  
 
 
 
 
 
 
 

 



 

6.   23/01220/FP HOLBORN FARM, DANE END, THERFIELD, ROYSTON, 
HERTFORDSHIRE, SG8 9RH 
REPORT OF THE DEVELOPMENT AND CONSERVATION MANAGER 
 
Conversion of existing barn into one 4-bed dwelling including extensions, 
detached car port, widening of existing vehicular access, associated 
landscaping and parking following demolition of existing stable extension, car 
port and lean-to structure. (as amended by plan nos 301_R1, 302_R2, 
3010_R1 _ 313_R1) 

(Pages 
13 - 30) 

   
7.   APPEALS 

REPORT OF THE DEVELOPMENT AND CONSERVATION MANAGER 
(Pages 

31 - 120) 
   
8.   CURRENT ENFORCEMENT NOTICES 

INFORMATION NOTE OF THE DEVELOPMENT AND CONSERVATION 
MANAGER 
 
To advise the Committee of information setting out the quarterly update of the 
planning enforcement service. 

(Pages 
121 - 
124) 

   
9.   EXCLUSION OF PRESS AND PUBLIC 

To consider passing the following resolution: That under Section 100A of the 
Local Government Act 1972, the Press and Public be excluded from the 
meeting on the grounds that the following report will involve the likely 
disclosure of exempt information as defined in Paragraph 7 of Part 1 of 
Schedule 12A of the said Act (as amended). 

 

   
10.   CURRENT ENFORCEMENT ACTIONS  

INFORMATION NOTE OF THE DEVELOPMENT AND CONSERVATION 
MANAGER 
 
To update Members on the active enforcement cases. 

125 - 
128 
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NORTH HERTFORDSHIRE DISTRICT COUNCIL 
 

PLANNING CONTROL COMMITTEE 
 

MEETING HELD IN THE COUNCIL CHAMBER, DISTRICT COUNCIL OFFICES, 
LETCHWORTH GARDEN CITY  

ON THURSDAY, 7TH MARCH, 2024 AT 7.30 PM 
 

MINUTES 
 
Present:  Councillors: Val Bryant (Chair), Tom Tyson (Vice-Chair), Daniel Allen, 

Simon Bloxham, Mick Debenham, David Levett, Nigel Mason, 
Louise Peace, Michael Muir and Dave Winstanley.  

 
In Attendance: Sedem Amegashie-Duvon (Trainee Solicitor), Susan Le Dain 

(Committee, Member and Scrutiny Officer), Shaun Greaves 
(Development and Conservation Manager), Alex Howard (Senior 
Planning Officer), Caroline Jenkins (Committee, Member and Scrutiny 
Officer), Kerrie Munro (Locum Planning Lawyer) and Tom Rea (Senior 
Planning Officer). 

 
Also Present: At the commencement of the meeting approximately 10 members of the 

public, including registered speakers.  
 
 

178 APOLOGIES FOR ABSENCE  
 
Audio recording – 1 minute 30 seconds 
 
Apologies for absence were received from Councillors Terry Tyler, Sean Nolan, Ian Moody 
and Phil Weeder. 
 
Having given due notice Councillor Dave Winstanley substituted for Councillor Nolan and 
Councillor Michael Muir substituted for Councillor Moody. 
 

179 MINUTES - 23 JANUARY 2024  
 
Audio Recording – 1 minute 59 seconds 
 
Councillor Val Bryant proposed and Councillor Tom Tyson seconded and following a vote it 
was:  
 
RESOLVED: That the minutes of the meeting of the Committee held on 23 January 2024 be 
approved as a true record of the proceedings and be signed by the Chair. 
 

180 NOTIFICATION OF OTHER BUSINESS  
 
Audio recording – 2 minutes 45 seconds 
 
There was no other business notified. 
 

181 CHAIR'S ANNOUNCEMENTS  
 
Audio recording – 2 minutes 48 seconds 
 
(1) The Chair advised that, in accordance with Council Policy, the meeting would be recorded.  
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Thursday, 7th March, 2024  

(2) The Chair drew attention to the item on the agenda front pages regarding Declarations of 
Interest and reminded Members that, in line with the Code of Conduct, any Declarations of 
Interest needed to be declared immediately prior to the item in question.  

 
(3) The Chair clarified matters for the registered speakers. 

 
(4) The Chair advised that Section 4.8.23(a) of the Constitution applied to the meeting. 

 

(5) The Chair advised that item 6 21/00541/OP had been deferred to a future meeting due to 
unresolved matters in relation to S106 obligations.   

 
182 PUBLIC PARTICIPATION  

 
Audio recording – 5 minutes 10 seconds 
 
The Chair confirmed that the registered speakers were in attendance. 
 

183 21/00541/OP LAND BETWEEN 134 AND 148 HIGH STREET, KIMPTON, 
HERTFORDSHIRE, SG4 8QP  
 
Audio recording – 5 minutes 41 seconds 
 
The Chair advised that this item was deferred to a future meeting due to unresolved matters in 
relation to S106 obligations. 
 

184 23/00523/OP LAND EAST OF ASHMILL POULTRY FARM, HIGH STREET, BARKWAY, 
HERTFORDSHIRE  
 
Audio recording – 6 minutes 3 seconds 
 
The Planning Officer gave a verbal update and advised that a recent email received on 4 
March regarding elements of public access had now been fully considered.  It was also noted 
that the document dated 21 December 2023 was originally not on the Council website, but had 
recently been added. 
 
The Planning Officer presented the report in respect of Application 23/00523/OP supported by 
a visual presentation consisting of photographs and plans. 
 
The Chair invited Mr Sandy Gordon to speak against the application.  Mr Gordon thanked the 
Chair for the opportunity and provided the Committee with a verbal presentation, including 
that: 
 

 The area was a heritage point of historical interest. 

 The new houses, even though set back, would cause a loss of privacy due to all rooms 
being next to the road. There is slight privacy to the rear of the properties. 

 His whole garden would be overlooked by property 1, which backs onto his house. The 
field is 1 metre higher than his property, imposing on the area. 

 The gable end of the new house would cause loss of light, mostly around midday and 
early evening. 

 The area was good for wildlife and recently more wildlife had been witnessed including 
badgers, deer, foxes, bees nests, frogs toads and newts. 

 Many concerns had been raised about the smell from the adjacent poultry farm. 
 
In response to a point of clarification from Councillor David Levett, Mr Gordon confirmed: 
 

 His house was a Grade 2 listed building.   
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Thursday, 7th March, 2024  

 The odour from the poultry farm was strongest around 7 times per year when the area 
was fully cleared and the smell was worse on damp, rainy days, rather than in 
Summer. 

 
The Chair thanked Mr Gordon for his presentation and invited Councillor Gerald Morris to 
speak against the application. Councillor Morris thanked the Chair for the opportunity and 
provided the Committee with a verbal presentation including that: 
 

 It was considered the site was unsuitable and not in the local plan. 

 Recently the area had been cleared of natural planting leaving a superficial cover to 
remain. 

 This development was not necessary for North Herts housing needs, and Planning 
Officers had also objected.  

 Previous applications for the Ashmill Poultry Farm site had been refused for similar 
reasons.   

 There were concerns over the proximity of the Poultry Farm to local business, places 
of employment, and to where people will live. 
 

The Chair thanked Councillor Morris for his presentation and invited Mr Shane Ahern, the 
applicant, to speak. Mr Ahern thanked the chair for the opportunity and provided the 
committee with a verbal presentation, including that: 
 

 The site in Barkway was currently scrubland and had been earmarked for 
development. 

 The development would consist of six houses, including one affordable home for key 
workers only. 

 The site plan had been designed with heritage as a consideration by an expert and had 
been submitted with a written air quality guidance. 

 The adjacent poultry farm was cleared and cleaned seven times per year. The odour 
from the farm was noted to be worse on hotter days and measurements showed a 25% 
acceptability.   

 Previous applications included dwellings approximately 3 metres from the poultry farm.  
This current version included dwellings 60 to 70 metres from the farm. 

 The homes in this development would be of a self-build style, allowing buyers to design 
their houses themselves. 
 

The following members asked points of clarification: 
 

 Councillor David Levitt 

 Councillor Simon Bloxham 

 Councillor Louise Peace 

 Councillor Dave Winstanley  

 Councillor Mick Debenham 
 
In response to the points of clarification, Mr Ahern advised that: 
 

 A full application and outline had not been taken, due to the principle of the site being 
agreed first.   

 The houses on site would be self-build therefore people could design their own home 
and one property would be allocated for key workers and local residents to purchase. 

 The delivery of self-build homes was a statutory obligation and 89 people had already 
registered.   

 There would be an extensive play area and green space providing biodiversity net 
gain. 
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Thursday, 7th March, 2024  

 Measurements of the odours from the poultry farm had been carried out over 3 days at 
approximately 25°C, however residents had noted that the odour was worse during wet 
weather.   

 
Councillor Tom Tyson proposed that the application be refused, and Councillor Simon 
Bloxham seconded. 
 
The following members took part in debate: 
 

 Councillor Daniel Allen 

 Councillor David Levitt 

 Councillor Louise Peace 

 Councillor Nigel Mason 

 Councillor Simon Bloxham 
 
Points raised in debate included: 
 

 Concerns over legality of offering houses to key workers only 

 The recommendation for refusal was not because of the odour from the poultry farm 
alone and also concerned the heritage and conservation of the site. 

 The development was noted to be outside of the settlement boundary with the rear of 
properties facing the High Street. 

 Due to the height of surrounding trees and visibility from the properties, it was felt that 
the development would have heritage impact upon the listed buildings. 
 

Having been proposed and seconded, following a vote, it was: 
 
RESOLVED: That application 23/00523/OP be REFUSED planning permission subject to the 
reasons and conditions set out in the report of the Development and Conservation Manager. 
 

185 22/02205/FP LAND ADJACENT TO ARNOLDS FARM, CHAMBERS LANE, ICKLEFORD, 
HERTFORDSHIRE, SG5 3YE  
 
Audio recording – 52 minutes 20 seconds 
 
N.B Councillor Mick Debenham declared a personal interest and left the Council Chamber at 

20:22 
 
The Chair advised that Councillor Louise Peace was to speak as a Member Advocate against 
this item and would therefore move to the public gallery and not take part in the debate or 
vote. 
 

N.B Councillor Louise Peace moved to the public gallery at 20:22. 
 
The Senior Planning Officer provided an update that: 
 

 The comments from the Conservation Officer comments were now on the website, 
confirming no detrimental impact on the character. 

 The nearby public house had no impact on the property development.  There was 
sufficient separation from the site and the nearby farm, with scrub to the perimeter. 

 The Lead Local Flood Authority (LLFA) had raised no objections and as the application 
was now for fewer than 10 units, there was no obligation to consult the LLFA.  

 The site plan had been amended on the 5 March 2024. 
 
The Senior Planning Officer presented the report in respect of application 22/02205/FP 
supported by a visual presentation consisting of photographs and plans. 
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Thursday, 7th March, 2024  

 
The following Members asked points of clarification: 
 

 Councillor David Levitt  

 Councillor Nigel Mason 

 Councillor Dave Winstanley 

 Councillor Daniel Allen 

 Councillor Tom Tyson 
 
In response to the points of clarification, the Senior Planning Officer advised that: 
 

 In the past this site has had four appeals, all which have been dismissed. 

 This development was no longer on Greenbelt land. 

 This was the second recent development in Ickleford and there was concern about the 
infrastructure in a small village and whether this is at breaking point. 

 Larger development sites were asked to look at the cumulative impact of the site.  This 
did not apply to this site, which was seen as a “windfall site”.   

 There was a transport assessment submitted with this application. 

 Sustainable energy ground source heat pumps would be installed in properties. 

 The site would generate traffic during peak hours.  However, Highways had confirmed 
they had no concerns. 

 The side of the carriage way would be widened with a footpath. 

 The adjacent burial ground was protected under planning law and provided no concern 
to the development. 

 
The Chair invited Parish Councillor Ray Blake to speak against the application. Parish 
Councillor Blake thanked the Chair for the opportunity and provided the committee with a 
verbal presentation including that: 
 

 Residents were proud of this green setting, together with the nearby Plume of Feathers 
public house and cottages. 

 The Local Plan had been adopted and the site was not consistent with national policy 
and contains much flora and fauna. 

 The cemetery is a peaceful setting which would be compromised. 

 There was insufficient room for exits and entrances to the development.   

 The area contains many wildlife corridors and Chambers Lane itself was narrow in 
places. This would provide problems for emergency vehicles and on site HGV. 

 The parking for the development was also considered insufficient. 

 The sewage system in the area will find the addition of properties impossible.  The 
area already floods after downpours. 

 After the recent development at Bowmans Mill, it was considered that this site was not 
needed. 

 
In response to the points of clarification from Councillor David Levett, Parish Councillor Blake 
advised that the adjacent burial ground was a recent burial site from 2010 onwards. 
 
The Chair thanked Councillor Blake for his presentation and invited Councillor Louise Peace, 
as Member Advocate, to speak against the application. Councillor Peace thanked the Chair for 
the opportunity and provided the Committee with a verbal presentation, including that: 
 

 The flood risk of the site appears low but rises to medium to high risk on Chambers 
Lane. A drainage plan should be confirmed for the area and permission should not be 
granted until information is available. 

 The biodiversity report was out of date, and a new report had not been provided by the 
applicant. Biodiversity will be offset elsewhere, possibly Oughtonhead Common. 
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Thursday, 7th March, 2024  

 Ickleford was considered a conservation area, with 2 listed buildings and burial ground 
adjacent to this development. The street scene will significantly change due to this 
application and it would have an impact on the conservation and heritage area. 

 When development originated on this site, it was originally inside the green belt and 
has now been removed, but the land area itself has not changed. 

 This application should be refused due to the heritage of the area, rather than the 
green belt status previously assigned to it. 

 
In response to the points of clarification from Councillor Nigel Mason, Councillor Louise Peace 
advised that: 
 

 There was a referendum on the Ickleford Neighbourhood Plan on 14 March 2024. The 
more developed the plan becomes towards its conclusion, the more weighting could be 
applied to it in considering applications. 

 The Ickleford Neighbourhood Plan cannot contradict the Local Plan or National 
Planning Policy Framework. 

 The Alleyfield burial ground is mentioned in Policy C2 of the Local Plan. This policy 
states that any existing facility would need to be provided elsewhere.  The Trust 
managing the burial ground strongly object to moving the burial ground as the quality 
will be reduced. 

 
The Chair thanked Councillor Peace for her presentation and invited Mr James Porter, as 
representative of the applicant, to speak in support of the application. Mr Porter thanked the 
Chair for the opportunity and provided the Committee with a verbal presentation, including 
that: 
 

 The development was now inside the village boundary and outside the green belt. 

 Chambers Lane is to be widened and a footpath added and access to buildings on 
Arnolds Farm site would be accessed from this route. 

 Additional visitor parking had already been objected to and recommended to the 
parking numbers now in the final layout.   

 Additional footpath access has not been included as it would not follow guidance as 
secured by design for new developments. 

 A landscaping strip and emission of one house has reduced the density of the site. 

 The biggest visual change is the removal of the hedge on Chambers Lane, increasing 
width and visibility.  This followed the character of the area.   

 The development comprised nine well designed houses, which would be a positive 
contribution to the village. 

 
The following Members asked points of clarification: 
 

 Councillor Dave Winstanley 

 Councillor Tom Tyson 

 Councillor David Levett 
 
In response to points of clarification, Mr Porter advised that: 
 

 In 2021 the area was an open field. Since then, the area was now teeming with wildlife. 
Although there was a shortfall on biodiversity net gain on site, a financial contribution 
had been discussed to offset this. An amount had been discussed but not finalised. 

 It was confirmed that the separation between the site and the burial ground would be 
maintained by the tree hedge line and these would be added to. 
 

In response to points raised the Senior Planning Officer advised that: 
 

 The site had now been removed from the greenbelt. 
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Thursday, 7th March, 2024  

 A heritage assessment had been carried out by an external consultant. 

 The application had been discussed by the housing inspector.   

 No objections have been raised by statutory consultees. 

 Clarification was given to members that this covers biodiversity for the site. 

 The study phase 1 had been carried out by the environmental health officer, with 
continuing issues. 

 It was confirmed that Condition 11 should be revised to include three additional points. 
 
Councillor David Levitt proposed the application be granted and Councillor Simon Bloxham 
seconded. 
 
The following members took part in debate: 
 

 Councillor Daniel Allen 

 Councillor Nigel Mason 

 Councillor David Levett 

 Councillor Tom Tyson 
 
Points raised in debate included: 
 

 The resulting development would detract from the countryside feel of Chambers Lane.  
There were not many lanes left in this area. 

 This area had not been identified for housing and consideration should be given as to 
whether a piece of land should be used solely as it is suitable. The natural diversity of 
this area cannot be moved elsewhere. 

 It was felt there was no legal reason for refusal, as the site was within the settlement 
boundary and not on Greenbelt land. 

 
Having been proposed and seconded and following a vote, it was: 
 
RESOLVED: That application 22/02205/FP be GRANTED planning permission subject to the 
reasons and conditions set out in the report of the Development and Conservation Manager. 
 
Condition 11 should be revised to include the following forwarding: 
 
Prior to the first occupation of the development hereby permitted, surface water drainage 
works shall have been implemented in accordance with details that shall first have been 
submitted to and approved in writing by the LPA in consultation with the Lead Local Flood 
Authority. Before any details are submitted to the LPA an assessment shall be carried out of 
the potential for disposing of surface water by means of a sustainable drainage system, 
having regard to Defra's non-statutory technical standards for sustainable drainage systems 
(or any subsequent version), and the results of the assessment shall have been provided to 
the LPA. Where a sustainable drainage scheme is to be provided, the submitted details shall: 
                 

i. Provide information about the design storm period and intensity, the method 
employed to delay and control the surface water discharged from the site and 
the measures taken to prevent pollution of the receiving groundwater and/or 
surface waters. 
 

ii. include a timetable for its implementation; and, 
 
iii. provide a management and maintenance plan for the lifetime of the 

development which shall include the arrangements for adoption by any public 
authority or statutory undertaker and any other arrangements to secure the 
operation of the scheme throughout its lifetime. 
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Reason: To prevent surface water flooding 
 

186 23/02802/LBC 26 - 28 HIGH STREET, GRAVELEY, HITCHIN, HERTFORDSHIRE, SG4 7LA  
 
Audio recording – 1 hour 54 minutes, 45 seconds 
 
N.B – Councillor Debenham returned to the meeting and Councillor Peace returned from the 

public gallery. 
 
The Senior Planning Officer presented the report in respect of application 23/02802/LBC 
supported by a visual presentation consisting of photographs and plans. 
 
There were no questions from members. 
 
Councillor Tom Tyson proposed that the application be granted and Councillor Daniel Allen 
seconded and, following a vote, it was: 
 
RESOLVED: That application 23/02802/LBC be GRANTED planning permission subject to 
the reasons and conditions set out in the report of the Development and Conservation 
Manager. 
 

187 APPEALS  
 
Audio recording – 1 hour, 59 minutes, 45 seconds 
 
The Development and Conservation Manager presented the report entitled ‘Planning Appeals’ 
and informed the Committee that a single storey appeal in Holwell had been dismissed. 
 
RESOLVED: That the Committee noted the report. 
 
 
The meeting closed at 9.30 pm 

 
Chair 

 

Page 12



 
 

 
Location: 
 

 
Holborn Farm 
Dane End 
Therfield 
Royston 
Hertfordshire 
SG8 9RH 
 

  
Applicant: 
 

 
Mr Brown 
 

 Proposal: 
 

Conversion of existing barn into one 4-bed dwelling 
including extensions, detached car port, widening of 
existing vehicular access, associated landscaping and 
parking following demolition of existing stable 
extension, car port and lean-to structure. (as amended 
by plan nos 301_R1, 302_R2, 3010_R1 _ 313_R1) 
 

 Ref. No: 
 

23/01220/FP 

 Officer: 
 

Tom Rea 

 
 
Date of expiry of statutory period: 02/08/2023  
 
Extension of statutory period:  12/04/2024 
 
Reason for Delay:  
 
Negotiations, amended plans and awaiting consultee responses and in order to present the 
application to an available committee meeting.  
 
Reason for Referral to Committee: 
 
In accordance with section 8.4.5  of the Council’s Constitution 
 
“The Planning Control Committee shall determine: (c) any other planning application, 
application for advertisement consent, listed building consent or conservation area consent 
where: (i) a statutory consultee has submitted a written opinion contrary to the 
recommendation of the Service Director: Regulatory and which is a valid material planning 
consideration in the opinion of the Service Director: Regulatory;”  
 
The recommendation is contrary to the view of the Highway Authority, with details of such 
outlined in this report. 
 
 
1.0 Site History 
 
1.1    90/00434/1: Rear conservatory and pitched roof to two storey rear extension. Granted 
 
1.2    99/01147/1LB: Replacement roofs on two stable blocks. Granted  
 
1.3 21/03012/FPH:  Single storey side extension following demolition of non-original side 

extension and non-original conservatory and external alterations. Granted  Page 13
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1.4 21/03013/LBC:  Single storey side extension following demolition of non-original side 

extension and non-original conservatory. External and internal alterations. Granted  
 
2.0    Policies 
 
2.1    North Hertfordshire Local Plan 2011 – 2031 
 

Policy SP1: Sustainable Development in North Hertfordshire 
Policy SP2: Settlement Hierarchy and Spatial Distribution 
Policy SP6: Sustainable Transport 
Policy SP8: Housing 
Policy SP9: Design and Sustainability 
Policy SP11: Natural Resources and Sustainability 
Policy SP13: Historic Environment 
Policy T1: Assessment of Transport Matters 
Policy T2: Parking 
Policy CGB1: Rural Areas beyond the Green Belt 
Policy CGB4: Existing buildings in the Rural Area Beyond the Green Belt 
Policy D1: Sustainable Design 

    Policy D3: Protecting Living Conditions  
    Policy D4: Air Quality  
    Policy NE4: Biodiversity and Geological Sites  
    Policy NE7: Reducing flood risk 
    Policy NE8: Sustainable Drainage Systems 
    Policy NE9: Water Quality and Environment 
    Policy HE1: Designated Heritage Assets  
    Policy HE3: Non-designated heritage assets Policy HE4: Archaeology 

 
2.2    National Planning Policy Framework (December 2023)  
 
       Section 2: Achieving sustainable development 
        Section 5: Delivering a sufficient supply of homes 

Section 8: Promoting healthy and safe communities  
Section 9: Promoting sustainable transport  
Section 11: Making effective use of land  
Section 12: Achieving well-designed and beautiful places  
Section 14: Meeting the challenge of climate change, flooding and coastal change  
Section 15: Conserving and enhancing the natural environment  
Section 16: Conserving and enhancing the historic environment 
 
Neighbourhood Plan  
There is no ‘made’ Neighbourhood Plan for Therfield Parish    

 
 
3.0    Representations 
 
3.1    Therfield Parish Council :  Advises no formal objection or comment  
 
3.2 Hertfordshire Highways:  Comments in relation to amended plans and 

supplementary transport note (February 2024)  - ‘The Highway Authority under the 
current submission cannot support the application because it has failed to demonstrate 
a satisfactory policy and design-led approach to provide safe and suitable access for 
all particularly pedestrians and cyclists, contrary to Hertfordshire’s Local Transport Plan 
(LTP4) policies 5 and 6 and also contrary to the principles of sustainable development 
contained in the NPPF, therefore the proposals represent a risk to highway safety’. 
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3.3 Environment Agency:  Advises no objections on flood risk grounds. Recommends an 

informative.   
 
3.4 NHDC Senior Ecologist :  Advises a condition concerning a protected species 

licence. 
 
3.5 NHDC Conservation officer: Advises no objection recommendation.  The scheme 

will satisfy the provisions of Sections 66(1) and 72(1) of the Planning (Listed Buildings 
and Conservation Areas) Act 1990 and the aims of Section 16 of the NPPF and Policy 
HE1 of the North Hertfordshire Local Plan 2011-2031.  (Comments in relation to 
associated listed building application ref: 23/01221/LBC)  

 
3.6 NHDC Environmental Health: 
 Land contamination – Recommends a standard land contamination condition 
 Air Quality – Recommends an EV condition and informative 
 Noise/Nuisance – Recommends a construction informative 
 
3.7    Herts & Middx Wildlife Trust: Recommends a licence condition.  
 
3.8 NHDC Waste Services :  Provides general advice on waste management and storage 

/ collection arrangements  
 
3.9 Site Notice / Adjoining occupiers:  No responses received 
 
4.0    Planning Considerations 
 
 
4.1    Site and Surroundings 
 
4.1.1 The application site is situated  on the east side of Dane End within the grounds of 

Holborn Farm House, a Grade II listed building. The site consists of a Grade II listed 
barn and associated extensions and hardsurfaced area located immediately to the 
south of Holborn Farm House.   

 
4.1.2 The site is not located within a Conservation Area but is within the Rural Area Beyond 

the Green Belt. The site is located approximately 1500m to the southeast of Therfield 
village centre and similar distance from the village of Reed.   

 
4.1.3 The site is partially within Flood Zone 3 due to the proximity of a watercourse on the 

opposite side of Dane End to the application site.   
 
 
4.2    Proposal 
 
4.2.1 The proposals, as amended, are for Full Planning Permission for the conversion of one 

barn to a dwelling house including the demolition of adjoining outbuildings at Holborn 
Barn, Holborn Farm.  

 
4.2.2 The proposals include the demolition of adjoining buildings to the listed barn and the 

construction of a new single storey wing attached to the north elevation of the barn. 
Vehicular access would be via the existing access onto Dane End shared with Holborn 
Farmhouse.  

 
4.2.3 The proposed dwelling would comprise 4 bedrooms, living area, kitchen/dining room 

and bathroom. The barn would have its own residential curtilage including garden area 
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created to the east and south. A car port would be constructed to the front of the barn 
to accommodate parking for two cars.  

 
4.2.4 The proposed external materials for the barn conversion and extension are as follows:   

 Clay plain tiled roof – refurbished  
 Black painted timber cladding – refurbished  
 Red brick – repointed in lime mortar and refurbished where required  
 Timber framing  
 Black painted timber cladding – refurbished and replaced where required  
 Black corrugated metal cladding and black cappings  
 Aluminium framed glazing  
 Cast in situ concrete plinth    

 
4.2.5  The application is supported by the following documents: -  
 

 Planning Statement 
 Design and access statement 
 Heritage Impact Assessment 
 Ecology Report and Bat Survey 
 Tree Report 
 Aboricultural Impact assessment  
 Flood Risk assessment 
 Transport Technical Note 

 
 
4.3    Key Issues 
 
4.3.1  The key issues for consideration are as follows:  
 

 The Principle of Development  
 The Impact on Designated Heritage Assets 
 Sustainability 
 Design and impact on the character and appearance of the area  
 Living conditions and amenity of adjoining occupiers  
 Landscaping and Ecology  
 Highways, Access, and Parking  
 Other Matters. 

 
 
4.3.2   Principle of development  
 
4.3.3 The site is in the Rural Area beyond the Green Belt in the adopted Local Plan. Policy 

SP5 states the Council will operate a general policy of restraint in Rural Areas beyond 
the Green Belt through the application of additional detailed policies. These policies are 
CGB1 and CGB4. Part d) of CGB1 is considered applicable, as the proposal relates to 
existing rural buildings. Policy CGB4 states that planning permission for the re-use, 
replacement or extension of buildings in the Rural Area beyond the Green Belt will be 
granted provided that: 

 
 b) Any existing building to be converted for re-use does not require major extension or 

reconstruction; c) The resultant building(s) do not have a materially greater impact on 
the openness, purposes or general policy aims of the Rural Area beyond the Green 
Belt than the original building(s); and d) Any outbuilding(s) are sited as close as 
possible to the main building(s) and visually subordinate to them. 
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 The proposal is considered to meet b), c) and d) above and therefore the proposed 
development is considered acceptable in principle 

 
 
4.3.4   The impact on designated heritage assets  
 
4.3.5 The heritage assets affected by this proposal are the barn itself (Grade II listed) and 

the adjacent Holborn Farmhouse (Grade II listed). The application is accompanied by a 
heritage statement and impact assessment.     

 
4.3.6 The Heritage assessment sets out the historical significance of the barn to be 

converted and extended describing its evolution from a 5-bay threshing barn with 
further bays added due to increasing grain production on the farm. The requirements of 
the working farm necessitated further additions in the form of stables and shelter shed 
and lean-to. The barn has been greatly altered but large amounts of the eighteenth-
century timber frame survive. The overall historical interest is given as moderate with 
low to moderate archaeological interest.    

 
4.3.7 The assessment sets out the detailed proposals for the barn conversion and extension 

highlighting which parts of the barn have high significance (to be retained) and those 
parts which have low or neutral significance (to be removed). A full table is included in 
the assessment showing which elements are classed as minor and moderate positive 
and those proposals which are minor detrimental or neutral. Overall the principle and 
the detail design of the conversion and extension of the barn for residential use is 
considered consistent with good conservation practice.     

 
4.3.8  The Council’s Senior Conservation officer has assessed the proposals as follows:  
 
 

The proposals are not considered to have a negative impact on the setting of the 

Farmhouse and the replacement buildings will still give legibility to a farmstead setting. 

The demolition of existing later additions and the conversion of the historic barn are 

supported.  The stable extension, carport and lean-to structure are later additions and 

although attached to the historic barn are not in themselves of significance in terms of 

fabric and design.   

The proposed replacement structures are designed to be subservient and in keeping in 

terms of design and materiality, although samples will be required (see condition).   

The conversion barn is supported. Although there is some loss of historic fabric and a 

raising of the ridge these interventions are not considered sufficient to raise an 

objection.   

The glazing of existing openings should include timber shutter doors to retain an 

agrarian appearance.  It is noted that in drawing 310-PR north elevation the opening at 

7 is glazed but no timber shuttering is proposed. This needs clarification/justification. 

In additional the proposed new window opening for the bathroom should be reduced in 

size to a single window/rooflight again to avoid over domestication of this barn 

structure. 

Internally the interventions are supportable as there is a high degree of reversibility and 

will not be attached to the historic timber structure.  Further information is required on 

the proposed new floor in the barn and the method and materials for external 

insulation. (See condition) Page 17



Landscaping plans should avoid the use of timber fencing to delineate any new 

boundaries. The use of different hard landscaping materials is preferable. 

The conversion should secure the long-term viability of the barn and that is of 

paramount importance and the current proposal with reference to above comments are 

considered to secure that requirement. 

  
4.3.9 In summary the Conservation officer supports the proposals subject to conditions on 

matters of details such as materials and landscaping.  
 
4.3.10 Paragraph 205 of the Framework advises 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 should be). In this case the proposal would remove 20th century 
additions to the original threshing barn that have been assessed in the heritage 
statement as having neutral and / or detracting significance. The removal of these 
elements are assessed as having between major and minor positive impact on the 
heritage significance of the historic barn. The more detailed alterations to the barn are 
assessed as having between a neutral or minor detrimental effect. The minor 
detrimental effects relate to new openings / rooflights and new doorways. Overall 
though the proposed conversion and extension works retain the important features of 
heritage significance of the listed barn.            

 
4.3.11  Sustainability 
 
4.3.12 The overarching purpose of the planning system is to contribute to achieving 

sustainable development, as stated in Section 2 of the NPPF. This is considered 
against the three objectives of sustainable development, the economic, social, and 
environmental objectives.  

 
4.3.13 Firstly, in terms of the economic objective, the proposed development would see the 

delivery of jobs during the build/construction phase which is a modest benefit.  
 
4.3.14 Secondly, in terms of the social objective, this would add an additional dwelling to the 

districts housing figures which could be delivered in a relatively short space of time, 
which is a modest benefit.  

 
4.3.15  In terms of the environmental objective, it is acknowledged that future occupiers of this 

proposal would be reliant on private vehicles for the majority of their needs. This issue 
is covered in more detail in the section below on highway matters however the site is 
only a relatively short distance from two nearby category ‘A’ villages both of which have 
primary schools and some local facilities. Paragraph 83 of the Framework states that to 
promote sustainable development in rural areas housing should be located where it will 
enhance or maintain the vitality of rural communities. This proposal, in providing a 
residential use for a redundant building has the potential to meet this objective.     

 
4.3.16 More importantly however the proposal would represent the optimal viable use of a 

heritage asset and would re-use a redundant building and enhance its setting thus 
meeting two of the bullet points of paragraph 84 of the Framework.   

 
4.3.17 The proposal will incorporate sustainable building features, such as an EV charging 

point and a condition is recommended to secure other low carbon and energy reducing 
features in the construction and operational phase of the development. Overall, these 
environmental benefits are deemed appropriate relative to the scale of development 
proposed.  Page 18



 
4.3.18 As such, it is considered that the proposal accords with the three strands of 

sustainability and attributed due weight in the planning balance. 
 
4.3.19 Design and impact on the character and appearance of the area  
 
4.3.20 Policy D1 of the Local Plan states that planning permission will be granted for 

development proposals that respond positively to the sites local context and create or 
enhance the public realm. Policy SP9 of the Local Plan further considers that new 
development will be supported where it is well designed and located and responds 
positively to its local context.  

 
4.3.21 The proposal would result in the removal of non-original features attached to the 

historic barn and provide a sensitive refurbishment of the internal spaces maintaining 
where possible original spaces and timber framing. The new northern wing and car port 
are single storey with low roofs designed to be subservient to the host building 
respecting its original agricultural use and courtyard setting. The original form of the 
listed building would be clearly legible and enhanced with the removal of a significant 
footprint of unsympathetic 20th century additions. A combination of traditional and 
contemporary materials are proposed with the aim of creating a dwelling that 
compliments the vernacular of the listed building and sensitively differentiates old from 
new.           

 
4.3.22 The barn is prominent in views from Dane End however the sensitive conversion and 

extension works will enhance its setting and maintain the rural character of the lane. 
Works to the exiting access are limited with only minor cutting back of the hedgerow to 
achieve adequate sightlines.   The proposed development is therefore considered to 
respond positively to local context, in accordance with Policies SP9 and D1 of the 
Local Plan.   

 
4.3.23 Living conditions and amenity of adjoining occupiers 
 
4.3.24 Policy D1 of the Local Plan states that, amongst other things, development proposals 

should meet or exceed the nationally described space standards. Policy D3 of the 
Local Plan states that planning permission will be granted for development proposals 
which do not cause unacceptable harm to living conditions. 

 
4.3.25 The proposal largely deals with alterations to an existing barn and replacing existing 

extensions with smaller low-rise additions. The use would be compatible with the 
adjoining residential use of Holborn Farm House and unlikely, given a single residential 
unit use, to result in any undue noise and disturbance to the occupiers of the Farm 
House. There are no other immediately adjoining neighbours that would be affected by 
the proposal.    As such, the scheme will not give rise to any materially adverse 
impacts upon the reasonable living conditions and well-being of neighbouring 
properties. This is in accordance with Polices D1 and D3 of the Local Plan. 

 
 
 
 
 
4.3.26 The proposed dwelling at approximately 290 sqm would exceed the minimum 

nationally described space standards for a 4 bedroom/8-person property (127 sqm), 
would have sizable rear private amenity space, and would see all habitable rooms 
achieve suitable levels of natural light. It is therefore my view that the proposal would 
not result in any harm to the reasonable living conditions and well-being of future 
occupiers. 
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4.3.27 Landscaping and ecology 
 
4.3.28 The detailed landscaping matters will be the subject of a landscaping scheme pre-

commencement condition, which will consider which trees/hedgerows are to be 
retained and where new planting will be proposed to deliver measurable gains in 
biodiversity. This condition will also cover the boundary treatments that will create the 
new residential curtilage and subdivide the host and proposed properties.  

 
4.3.29 The proposal is accompanied by a bat survey and emergence and bat activity survey. 

The surveys have shown three common pipistrelle Pipistrellus pipistrellus day roosts, 
and a Brown Long-Eared Plecotus auratus maternity roost with six individuals 
recorded. Mitigation and compensation for the disturbance to bats is provide for in the 
bat survey report and these include two types of bat boxes. A Natural England 
Protected Species Licence (NEPSL) is required and the applicant will be required to 
demonstrate that this has been obtained via a condition prior to any works starting on 
site.    

 
4.3.30 This proposal is a ‘small site’ for the purposes of Biodiversity Net Gain (BNG), which 

does not come into force until April 2024. Therefore, the scheme does not need to 
provide a BNG of 10%. Instead, given the scale of development proposed, the suitably 
worded pre-commencement condition that covers a landscaping scheme, including the 
retention and provision of new landscaping where appropriate, would deliver net gains 
in biodiversity. 

 
4.3.31 In view of the above there are considered to be no objections to the landscaping and 

ecology matters under this application, in accordance with Policy NE4 of the Local 
Plan. 

 
4.3.32 Highways, access and parking  
 
4.3.33 Hertfordshire Highways have raised concerns with regard to this proposal in their 

updated comments received in February in response to the applicants Transport Note.  
 
 
4.3.34 The Highway Authority’s concerns can be summarised as follows: 
 

 The site is not considered acceptable for intensification of use by residential 
development in such a location because it is not viable for access by non-car 
transport modes and is therefore contrary to all local and national policies and 
guidance’s, in particular NPPF which seeks new development to provide safe 
and suitable access for all, and to create safe and secure layouts minimising 
conflicts between traffic and pedestrians. 

 
 Pedestrian route to the development access must also consider the needs of 

those with small children, pushchairs and those with reduced mobility, 
including visually impaired people and people using wheelchairs or mobility 
scooters (Equalities Act). 

 

 Residential developments should be delivered in the most sustainable 
locations, connectivity is maximised, the need to travel is minimised, and safe 
and direct walking and cycling routes are provided. 

 
4.3.35 The concerns of the Highway Authority are acknowledged however the proposal is for 

a single residential dwelling unit to replace buildings that were once used as part of a Page 20



working farm which would have generated significantly more vehicular and pedestrian 
movement. The number of additional traffic movements generated by the single 
dwelling would be negligible (i.e. 4, two – way vehicular movements per weekday).     

 
4.3.36 The applicant has described in the Transport Note how the scheme is acceptable in 

highway terms having regard to the follow: 
 

 The proposal is small scale with one new dwelling 
 The access is safe in terms of pedestrian and vehicular visibility (drivers 

travelling on Dane End are able to see vehicles exiting the site access at a 
distance of 75 metres (from the north) and 82 metres (from the south)). 

 Dane End is regularly used by walkers, cyclists and horse riders 
 The carriageway in Dane End has no significant gradient that would make it 

difficult for people with mobility issues to navigate 
 There is a network of public footpaths in the locality including footpaths 

directly linking Dane End to Therfield village 
 Vehicle speeds in Dane End are between 20 – 25mph 
 The width of Dane End carriageway (between 3.5m – 5m provides good 

visibility for motorists and sufficient passing space.    
 There are community transport options available for people with permanent 

disability 
  
4.3.37 The NPPF states at paragraph 109 that ‘Significant development should be focused on 

locations which are or can be made sustainable, through limiting the need to travel and 
offering a genuine choice of transport modes. This can help to reduce congestion and 
emissions and improve air quality and public health. However, opportunities to 
maximise sustainable transport solutions will vary between urban and rural areas, and 
this should be taken into account in both plan-making and decision-making.’  However, 
in this regard it is considered that the provision of one dwelling cannot be deemed 
significant in scale and paragraph 109 does explain that transport solutions will vary 
between urban and rural areas.  

 
4.3.38 The NPPF also states that to promote sustainable development in rural areas, housing 

should be located where it will enhance or maintain the vitality of rural communities, 
and that where there are groups of smaller settlements, development in one village 
may support services in a nearby village. In this case there is other residential 
development nearby including at Hay Green and Therfield. In addition, whilst the NPPF 
seeks to avoid isolated homes in the countryside, there are several exceptions to this 
approach, two of which would be relevant to this proposal if it was considered to be in 
an isolated location.  The first exception relates to a development that would represent 
an optimal viable use of a heritage asset and the second is where a development 
would re-use redundant or disused buildings and enhance its immediate setting, which 
would be the case in this instance on both matters.     

 
 
 
 
 
4.3.39 The location of the site does present an opportunity to walk or cycle to nearby facilities 

in Therfield or Reed both of which are category ‘A’ villages. This proposal will also 
include the availability of high-speed broadband for home working and shopping and 
the proposed installation of electric vehicle charging points are further options which 
will reduce the reliance on petrol and diesel cars.      

 
4.3.40 Overall the proposed dwelling would be only marginally less accessible to local 

services that nearby dwellings including those in Hay Green. The limited scale of the 
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development means that the number of car journeys would not be significant and given 
the proximity of a range of services in Therfield and Reed and slightly further afield in 
Royston, the majority of journeys are likely to be short.      

 
4.3.41 In taking account all of the above, it is considered that the proposal would be 

reasonably located in terms of access to local services and facilities and would 
facilitate sustainable modes of transport in a manner commensurate to its scale and 
location. The concerns of the Highway Authority are therefore not considered to be 
justified or sufficient to refuse planning permission on highway grounds in this instance.   

 
4.3.42 Other matters 
 
4.3.43 The majority of the application site lies within Flood Zone 1 with only the site frontage 

and Dane End being within the more vulnerable to flooding area (Zone 2 and 3).   The 
hard-surfaced area within the former farmyard site will be reduced by the introduction 
of gardens at the rear of the barn and therefore there will be reduced impact with 
respect to surface water run-off. The height of the application site relative to the 
adjacent drainage ditch on the opposite side of Dane End is such that there would be 
no risk to flooding. It should be noted that the Environment Agency have not objected 
to the proposed development in terms of flood risk.    

 
4.3.44 The proposed development, by virtue of its limited scale would have no significant 

implications for the local environment in terms of carbon emissions and therefore would 
be generally in compliance with the criteria set out in Policy D1 ‘Sustainable Design’ of 
the North Hertfordshire Local Plan 2011-2031 and Section 14 - ‘Meeting the challenge 
of climate change, flooding and coastal change’ of the NPPF 2023.   

 
 
4.3.45  Conclusion and planning balance 
 
4.3.46 The site is located within the Rural Area Beyond the Green Belt but close to villages 

that provide local services (such as schools, pub, churches, village halls). The 
development would contribute in modest way to the Council’s housing supply and 
would enhance local services. The proposal would be in compliance with Policy CGB4 
of the Local Plan and the re-use and extension of buildings in the Rural Area Beyond 
the Green Belt, and paragraph 84 (c) of the NPPF which allows for the housing 
development in the countryside that would re-use redundant or disused buildings and 
enhance its immediate setting.  

 
4.3.47 The proposal would enhance and conserve a heritage asset (i.e. the Grade II listed 

barn) and secure its long-term future in conformity with Policy HE1 of the Local Plan 
and the guidance set out in Section 16 of the NPPF. This aspect of the scheme can be 
given considerable weight.  

 
4.3.48 The dwelling has been designed with a mix of traditional and contemporary features 

which respect the historic setting of the barn and the setting of the nearby Farm House 
and also has regard to the rural setting of the area.    As such, the proposal is 
deemed in accordance with Policies SP9 and D1 of the Local Plan and Section 12 of 
the NPPF. This should be given moderate weight.     

 
4.3.49 The proposal is a small site that will deliver measurable gains in biodiversity, in 

accordance with Policy NE4 of the Local Plan 
 
4.3.50 The proposal is considered acceptable in terms of parking provision and highway 

safety having regard to the low level of traffic on Dane End and the low number of Page 22



traffic movement generated. The proposal would comply in general terms with Policies 
T1 and T2 of the Local Plan.  

 
4.3.51 This application was submitted before December 2023.  Therefore, under the 

provisions the exemption from the requirement to identify a 5-year supply of deliverable 
housing sites does not apply to this application.  It is estimated that the current 
housing supply is about 3.5 years and consequently in this case the tilted balance set 
out at paragraph 11 (d) of the Framework applies. It is considered that the adverse 
impacts of granting planning permission would not significantly and demonstrably 
outweigh the benefits, when assessed against the policies of the NPPF as a whole.  

 
4.3.52 Overall, taking all matters into account the proposal complies with the Local Plan and 

the NPPF as a whole and the application is recommended for approval, subject to 
conditions. 

 
 
Alternative Options 
 
None applicable 
 
Pre-Commencement Conditions 
 
I can confirm that the applicant is in agreement with the pre-commencement conditions that 
are proposed. 
 
 
5.0    Legal Implications  
 
5.1 In making decisions on applications submitted under the Town and Country Planning 

legislation, the Council is required to have regard to the provisions of the development 
plan and to any other material considerations.  The decision must be in accordance 
with the plan unless the material considerations indicate otherwise.  Where the 
decision is to refuse or restrictive conditions are  attached, the applicant has a right of 
appeal against the decision. 

 
 
6.0    Recommendation  
 
6.1    That planning permission be GRANTED subject to the following conditions: 
 
 1. The development hereby permitted shall be begun before the expiration of 3 years 

from the date of this permission. 
  
 Reason: To comply with the provisions of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.  

  
 
 2. The development hereby permitted shall be carried out wholly in accordance with the 

details specified in the application and supporting approved documents and plans 
listed above. 

  
 Reason: To ensure the development is carried out in accordance with details which 

form the basis of this grant of permission. 
 
 3. Details and/or samples of materials to be used on all external elevations and the roof 
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of the development hereby permitted shall be submitted to and approved in writing by 
the Local Planning Authority before the development is commenced and the approved 
details shall be implemented on site. 

  
 Reason: To ensure that the development will have an acceptable appearance which 

does not detract from the appearance and character of the surrounding area and to 
comply with Policy D1 of the North Hertfordshire Local Plan 2011 to 2031. 

 
 4. The method of external insulation to include materials to be used, hereby granted 

planning permission, shall be submitted to and agreed, in writing, by the Local 
Planning Authority before any works are commenced. The development shall be 
carried out in accordance with the approved details.    

  
 Reason: To safeguard the character and appearance of the listed building to which 

this consent relates and to comply with Policies SP13 and HE1 of the North 
Hertfordshire Local Plan 2011 to 2031 

  
 5.  
 (a) No development approved by this permission shall be commenced prior to the   
 submission to, and agreement of the Local Planning Authority of written information 

allowing a preliminary environmental risk assessment to be undertaken, which allows 
the creation of a Conceptual Site Model which indicates sources, pathways and 
receptors. It should identify the current and past land uses of this site (and adjacent 
sites), with a view to determining the presence of contamination likely to be harmful to 
human health, and the built and natural environment.   

  
 (b) If the Local Planning Authority is of the opinion that the report which discharges 

condition (a), above, indicates a reasonable likelihood of harmful contamination then 
no development approved by this permission shall be commenced until a Site 
Investigation (Phase II environmental risk assessment) report has been submitted to 
and approved by the Local Planning Authority which includes:   

 (i) A full identification of the location and concentration of all pollutants on this site and  
 the presence of relevant receptors, and;   
 (ii) The results from the application of an appropriate risk assessment  
 methodology   
    
 (c) No development approved by this permission (other than that necessary for the 

discharge of this condition) shall be commenced until a Remediation Method 
Statement report; if required as a result of (b), above; has been submitted to and 
approved by the Local Planning Authority.  

  
 (d) This site shall not be occupied, or brought into use, until:   
 (i) All works which form part of the Remediation Method Statement report   
 pursuant to the discharge of condition (c) above have been fully completed and if  
 required a formal agreement is submitted that commits to ongoing monitoring  
 and/or maintenance of the remediation scheme.   
 (ii) A Remediation Verification Report confirming that the site is suitable for use has  
 been submitted to, and agreed by, the Local Planning Authority.   
    
 (e) Any contamination, other than that reported by virtue of condition (a) and (b), 

encountered during the development of this site shall be brought to the attention of 
the Local Planning Authority as soon as practically possible; a scheme to render this 
contamination harmless shall be submitted to and agreed by, the Local Planning 
Authority and subsequently fully implemented prior to the occupation of this site.   

    
 Reason: To ensure that any contamination affecting the site is dealt with in a manner 
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that safeguards human health, the built and natural environment and controlled 
waters.   

 
 6. No works are in any circumstances to commence unless the local planning authority 

has been provided with either: 
 o a licence issued by Natural England authorizing the specified activity/development 

to go ahead; or  
 o a statement in writing from the relevant licensing body to the effect that it does not 

consider that the specified activity/development will require a licence. 
  
 Reason: To ensure that works do not result in adverse impacts to protected species. 

To comply with Policy NE4 of the North Herts Local Plan 2011 - 2031 
 
 7. Prior to occupation, the proposed new dwelling, shall incorporate an Electric Vehicle 

(EV) ready domestic charging point. 
  
 Reason: To contribute to the objective of providing a sustainable transport network 

and to provide the necessary infrastructure to help off-set the adverse impact of the 
operational phase of the development on local air quality.   To comply with Policy D4 
of the North Herts Local Plan  

 
 8. The development hereby permitted shall be carried out in accordance with the 

recommended mitigation and enhancements set out in the submitted ecology report 
by Cherryfield Ecology dated January 2023 unless otherwise agreed in writing by the 
Local Planning Authority.  

  
 Reason: In the interests of nature conservation and to comply with Policy NE4 of the 

North Herts Local Plan 2011 – 2031 
 
 9. Prior to the first occupation of the dwelling hereby approved a scheme of sustainable 

energy saving measures to be incorporated into the dwelling shall be submitted to, 
and approved in writing by, the Local Planning Authority and implemented on site. 

  
 Reason: To address the climate emergency in accordance with Local Plan Policy D1 

of the North Herts Local Plan  
  
 
10. Prior to the relevant phase of works full details of all hard and soft landscaping 

measures, including boundary treatment, shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be caried out in 
accordance with the approved details.  

  
 Reason: To safeguard the setting of the listed building to which this permission 

relates and to comply with Policies SP13 and HE1 of the North Hertfordshire Local 
Plan 2011 to 2031 

  
 
 Proactive Statement: 
  Planning permission has been granted for this proposal.  The Council acted 

proactively through positive engagement with the applicant during the determination 
process which led to improvements to the scheme.  The Council has therefore acted 
proactively in line with the requirements of the Framework (paragraph 38) and in 
accordance with the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. 

 
Informative/s: 
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  Environmental Health informatives:  
  
 Construction phase:  
  
 During the construction phase the guidance in BS5228-1:2009 (Code of Practice for 

noise Control on construction and open sites) should be adhered to. 
   
 During the change of use phase no activities should take place outside the following 

hours: Monday to Friday 08:00-18:00hrs; Saturdays 08:00-13:00hrs and Sundays and 
Bank Holidays: no work at any time. 

   
 Prior to the commencement of demolition of the existing buildings, a survey should be 

undertaken in order to identify the presence of asbestos containing materials. Any 
asbestos containing materials should be handled and disposed of appropriately. 
Where necessary this should include the use of licensed contractors and waste 
disposal sites licensed to receive asbestos. 

  
 EV charging informative:  
 EV Charging Point Specification: 
  
 A charging point shall be installed by an appropriately certified electrician/electrical 

contractor in accordance with the following specification. The necessary certification 
of electrical installation should be submitted as evidence of appropriate installation to 
meet the requirements of Part P of the most current Building Regulations. 

 
  
 Cable and circuitry ratings should be of adequate size to ensure a minimum 

continuous current demand for the vehicle of 16A and a maximum demand of 32A 
(which is recommended for Eco developments) 

  
 o A separate dedicated circuit protected by an RBCO should be provided from the 

main distribution board to a suitably enclosed termination point within a garage or an 
accessible enclosed termination point for future connection to an external charge 
point. 

 o The electrical circuit shall comply with the Electrical requirements of BS7671: 2008 
as well as conform to the IET code of practice on Electric Vehicle Charging 
Equipment installation 2012 ISBN 978-1-84919-515-7 (PDF). This includes 
requirements such as ensuring the Charging Equipment integral protective device 
shall be at least Type A RCD (required to comply with BS EN 61851 Mode 3 
charging). 

 o If installed in a garage all conductive surfaces should be protected by 
supplementary protective equipotential bonding. For vehicle connecting points 
installed such that the vehicle can only be charged within the building, e.g. in a 
garage with a (non-extended) tethered lead, the PME earth may be used. For external 
installations the risk assessment outlined in the IET code of practice must be adopted 
and may require additional earth stake or mat for the EV charging circuit. This should 
be installed as part of the EV ready installation to avoid significant on cost later. 

 o A list of authorised installers (for the Government's Electric Vehicle Homecharge 
Scheme) can be found at https://www.gov.uk/government/organisations/office-for-low-
emission-vehicles 

 o UK Government is intending to issue legislation in 2021 to require domestic EV 
charge points to be smart, thus we recommend that all charge points will be capable 
of smart charging, as detailed in UK Gov consultation response. 

  
 Environment Agency informatives and advice:  
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 The Environmental Permitting (England and Wales) Regulations 2016 require a 

permit to be obtained for any activities which will take place:   
 o on or within 8 metres of a main river (16 metres if tidal)  
 o on or within 8 metres of a flood defence structure or culvert including any  
 buried elements (16 metres if tidal)   
 o on or within 16 metres of a sea defence involving quarrying or excavation within 16 

metres of any main river, flood defence (including a remote defence) or culvert   
 o in a floodplain more than 8 metres from the river bank, culvert or flood defence  
 structure (16 metres if it's a tidal main river) and you don't already have planning  
 permission.   
    
  
 For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities- 
 environmental-permits or contact our National Customer Contact Centre on 03702 

422 549 or by emailing enquiries@environment-agency.gov.uk. The applicant should 
not assume that a permit will automatically be forthcoming once planning permission 
has been granted, and we advise them to consult with us at the earliest opportunity.  

  
   
 EA Advice for Applicant  
 Flood resistance and resilience   
  
 We strongly recommend the use of flood resistance and resilience measures. 

Physical barriers, raised electrical fittings, and special construction materials are just 
some of the ways you can help reduce flood damage.  

  
   
 To find out which measures will be effective for this development, please contact your  
 building control department. If you'd like to find out more about reducing flood 

damage, visit the Flood Risk and Coastal Change pages of the planning practice 
guidance.  

 Further guidance on flood resistance and resilience measures can also be found in:  
  
  
 Government guidance on flood resilient construction  
 https://www.gov.uk/government/publications/flood-resilient-construction-of-new- 
 buildings  
  
   
 CIRIA Code of Practice for property flood resilience  
 https://www.ciria.org/CIRIA/Resources/Free_publications/CoP_for_PFR_resource.asp

x  
  
  
 British Standard 85500 - Flood resistant and resilient construction  
 https://shop.bsigroup.com/ProductDetail/?pid=000000000030299686   
  
 Signing up for flood warnings  
  
   
 The applicant/occupants should phone Flood line on 0345 988 1188 to register for a  
 flood warning or visit https://www.gov.uk/sign-up-for-flood-warnings. It's a free service  
 that provides warnings of flooding from rivers, the sea and groundwater, direct by  
 telephone, email, or text message. Anyone can sign up.  
  

Page 27



 Flood warnings can give people valuable time to prepare for flooding - time that 
allows them to move themselves, their families, and precious items to safety. Flood 
warnings can also save lives and enable the emergency services to prepare and help  

 communities.   
  
  
 For practical advice on preparing for a flood, visit https://www.gov.uk/prepare-for- 
 flooding.  To get help during a flood, visit https://www.gov.uk/help-during-flood.   
  
   
 For advice on what do after a flood, visit https://www.gov.uk/after-flood. 
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Holborn Farm

Casa Mia

Moss Wood

Holborn Farm House

NORTH HERTFORDSHIRE DISTRICT COUNCIL

23/01220/FP Holborn Farm, Dane End, Therfield, Royston, Hertfordshire, SG8 9RH

© Crown copyright and database rights 2017 Ordnance Survey 100018622
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PLANNING CONTROL COMMITTEE     DATE: 11 April 2024 
 
PLANNING APPEALS LODGED 
 

APPELLANT Appeal 
Start Date 

DESCRIPTION ADDRESS Reference PROCEDURE 

Bampleton 
Properties Ltd 

19 March 2024 Erection of one 1-bedroom dwelling Land Adjacent To 7 
Butterfield 
Barley 
SG8 8FD 

23/01967/FP Written 
Representations 
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PLANNING CONTROL COMMITTEE     DATE: 11 April 2024 
 
PLANNING APPEALS DECISION 
 
 
 

APPELLANT DESCRIPTION SITE 
ADDRESS 

REFERENCE APPEAL 
DECISION 

COMMITTEE/ 
DELEGATED 

COMMENTS 

AGR 4 Solar 
Limited 

Proposed solar farm 
measuring 88 hectares with 
associated battery storage 
containers, transformers 
stations, storage buildings, 
fencing etc including means 
of access (amended plans 
received 30.05.2022). 

Land To The 
North And 
East Of Great 
Wymondley 
Hertfordshire 

21/03380/FP Planning 
Permission 

Granted 
 on 

11 March 
2024 

 

Secretary of 
State (Called 
in Application) 

The Secretary of State considered 
whether there were material 
considerations which indicate that 
the proposal should be determined 
other than in line with the 
development plan.  
 
Weighing in favour of the proposal 
is the production of renewable 
energy which the Secretary of State 
considers carries substantial weight, 
including the wider environmental 
benefits associated with increased 
production of energy from 
renewable sources, as set out in 
paragraph 156 (formerly 151) of the 
Framework and the contribution 
which the proposals make to the 
generation of sufficient electricity to 
meet the requirements of about 
31% of the homes in the District; the 
BNG contribution which carries 
significant weight, and the 
deliverability of the scheme which is 
afforded significant weight. Further 
to this are the positive benefits 
arising from the reduction in flood 
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risk and contribution to permissive 
footpaths, to which moderate weight 
is afforded and from the reversibility 
of development and economic 
benefits from employment, which 
carry limited weight. 
Weighing against the proposal is 
harm to the Green Belt which 
carries substantial weight, harm to 
heritage which carries great weight 
and uncertainty about mitigation for 
displaced Skylarks which carries 
moderate weight. Further to this, 
harm is found to the impact on 
views from Graveley Lane and the 
Hertfordshire Way which carries 
considerable weight, to the 
landscape of the site and its 
immediate surroundings which 
carries significant weight and to the 
effect on landscape character area 
which carries moderate weight.  
 
The Secretary of State has 
considered paragraph 208 (formerly 
paragraph 202) of the Framework. 
He considers that the public benefits 
of the proposal do outweigh the less 
than substantial harm to the 
designated heritage assets and 
therefore, in his judgement, the 
Framework’s heritage balance is 
favourable to the proposal. 
 
The Secretary of State has 
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considered paragraph 153 (formerly 
paragraph 148) of the Framework. 
He considers that the potential harm 
to the Green Belt by reason of 
inappropriateness, and any other 
harm resulting from the proposal, is 
clearly outweighed by other 
considerations, and therefore 
considers that very special 
circumstances exist.  
 
Overall, in applying section 38(6) of 
the Planning Compulsory Purchase 
Act 2004, the Secretary of State 
considers that the overall 
accordance with the development 
plan and the material considerations 
in this case indicate that permission 
should be granted.  
 

Bampleton 
Properties Ltd 

Erection of one 2-bedroom 
dwelling (as amended by 
plans received 16th June 
2023 and 18th July 2023). 

Land Adjacent 
To 7 
Butterfield 
Barley 
Hertfordshire 
SG8 8FD 

23/01088/FP Appeal 
Dismissed  

On 
18 March 

2024 

Delegated The Inspector stated that the 
proposal would conflict with Policies 
HE1 (Designated Heritage Assets), 
SP9 (Design and Sustainability) and 
D1 (Sustainable Design) of the 
North Hertfordshire Local Plan 
2011- 2031 which together, and 
amongst other matters, state that 
new development should be well 
designed and located and respond 
positively to its context, and that the 
benefits of development proposals 
that would lead to less than 
substantial harm to the significance 
of designated heritage assets 
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should be weighed against such 
harm. It would also conflict with 
Chapters 12 and 16 of the 
Framework, which highlight the 
importance of high-quality buildings 
and places and that great weight 
should be given to the conservation 
of heritage assets. 
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Planning Control Committee  
11 April 2024 

 

*PART 1 – PUBLIC DOCUMENT 
 

 
Planning Enforcement Quarterly Report 
 
INFORMATION NOTE OF THE DEVELOPMENT AND CONSERVATION MANAGER 
 
 
 

1. SUMMARY 
 

1.1 This is a note for information setting out the quarterly update of the planning 
enforcement service. It is not an item to be voted upon but intended to supply 
Members with information relating to the work of the Planning Enforcement Team, as 
requested by Members.  

 
1.2 Recent restructuring within the Planning Service brings together conservation and 

compliance through the creation of the Conservation and Enforcement Team to deliver 
on the NHDC’s key priorities to put people first, deliver sustainable services and to 
enable a brighter future together. 

 
1.3 The Planning Enforcement Team manages a caseload characterised by a wide range 

of investigations into breaches of planning regulations and listed building legislation, 
prioritising those with the highest level of harm and public interest. 

  
1.4 Compliance Officers have been working to reduce the level of backlog cases during 

the last six months. The number of active investigations is now approximately 170 
cases. This update outlines the cases still under investigation and reports on current 
and proposed enforcement action on those cases that arise in significant harm to 
public amenity and/or the built environment. 
 
 

2. STEPS TO DATE 
 

2.1 This is a regular update of the Planning Enforcement Team as requested by Members. 
This is part 1 of the report which does not provide details of current enforcement 
cases. It is provided for information only as are details set out in Part 2 of this this 
report.  Part 2 will include details of current enforcement cases which will involve likely 
disclosure of exempt information as defined in Paragraph 3 of Part 1 of Schedule 12A 
of the Local Government Act 1972.  
 

3. INFORMATION TO NOTE 
 

 Strategic Context 
 

3.1 Planning Compliance is concerned with works which have taken place in breach of 
planning control as set out in the Town and Country Planning Act 1990 (as amended). 
Against this backdrop, the CPES investigates and aims to resolve planning breaches 
through informal compliance where possible, while taking strong and justified 
enforcement action where appropriate. 
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3.2 In line with the aspirations of the Council Plan and Corporate Enforcement Policy, the 

Conservation and Planning Enforcement Service adopts a consistent and 

proportionate approach to investigating and resolving breaches of planning control. A 

key objective is to remove breaches that cause planning harm to the environment and 

the community, and to reinforce the identity of North Hertfordshire as a district that puts 

people first and aims to deliver sustainable services to enable a brighter future 

together. 

3.3     This approach means that the Council complies with the relevant legislative framework     

whilst providing a service which maintains the integrity of the planning enforcement 

serve and public confidence in the Council being able to perform its duties.  

3.4 Enforcement actions are focussed on the objectives to: 

• resolve breaches that cause planning-related harm;  

• be proportionate to the nature of the harm caused;  

• deter future non-compliance; 

• change community willingness to undertake planning to breaches to prevent them b

 ecoming widespread;  

• be responsive and consider prevent public perception about effective planning  
 

Planning Enforcement Plan 
 

3.5 The National Planning Policy Framework (NPPF) recommends that local planning 
authorities publish a local enforcement plan to manage planning enforcement 
proactively and in a way that is proportionate to their area.  

 
3.6 The Planning Enforcement Plan features as Appendix E of the Corporate Enforcement 

Policy 2022, which is currently being updated. The Plan sets out NHDC’s approach to 
planning enforcement to reflect the priorities and approaches within the service. The 
Plan offers planning enforcement guidance for all who are involved in or affected by 
breaches of planning control within the district; it also establishes revised performance 
targets for alleged breaches reported to the service. 

 
Team Structure  

3.7 Conservation and Planning Enforcement were previously separate teams and were 
recently subject to restructure that resulted in the merging of the teams. The current 
structure has already shown positive impact in terms of much needed stability and has 
allowed the team to address some key strategic issues as well as progress some key 
cases. The structure has helped to bring the teams together as a single conservation 
and planning enforcement service.  

 
3.8 The Conservation and Enforcement Team is comprised of 1 Team Leader, 2 Senior 

Conservation Officers, 1 Senior Compliance Officer, 2 Compliance Officers, and 1 
S106 Monitoring and Compliance Officer.  

 
Vacancies  
 

3.9   Staffing challenges have resulted in a high turnaround of Planning Enforcement 
officers. Two Compliance Officers (currently recruiting to posts) and one S106 Officer 
(Currently recruiting to post). Temporary contractors have supported the team during 
the transition phase for recruiting and establishing the new team. 
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3.10  Planning Enforcement administrative functions are currently delivered by the Technical 
Support Team as an interim measure while recruitment is completed and the new 
Planning Enforcement structure beds in. 

 
 
 
 

 Performance 
 
3.11 The Enforcement Team are currently investigating 177 active cases, and has already 

improved on the average performance for 2023. The chart below shows the team 
performance for new cases received for investigation over a period of five years. 

 
3.12 The hard work, efforts and commitment of officers, who are all credited for achieving 

positive outcomes under challenging circumstances and has resulted in over 60 cases 
being resolved in Q1 of 2024.  Once fully staffed, the aim is for the CET to deliver a 
level of service in order to improve even further.  

 

 
6.3 The above chart shows that the number of enforcement investigations has remained 

broadly consistent over the last five years. The details of the proposed performance 
targets timelines are awaiting approval and publication, so are detailed in the Part 2 
Report. 

 
 
 

4 NEXT STEPS 
 

To note this report. 
 

5. APPENDICES 
 None. 
 
6. CONTACT OFFICERS 

Christella Menson, Conservation and Enforcement Team Leader 
christella.menson@north-herts.gov.uk  
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7. BACKGROUND PAPERS 
 None 
 

Page 124



Document is Restricted

Page 125

Agenda Item 10
By virtue of paragraph(s) 7 of Part 1 of Schedule 12A
of the Local Government Act 1972.



This page is intentionally left blank


	Agenda
	2 MINUTES - 7 MARCH 2024
	Minutes

	6 23/01220/FP HOLBORN FARM, DANE END, THERFIELD, ROYSTON, HERTFORDSHIRE, SG8 9RH
	Plan

	7 APPEALS
	Appeal Decisions
	23/01088/FP Land adj to 7 Butterfield, Barley
	21/03380/FP Solar Farm Great Wymondley - Secretary of State Decision

	8 CURRENT ENFORCEMENT NOTICES
	10 CURRENT ENFORCEMENT ACTIONS

