
NORTH HERTFORDSHIRE DISTRICT COUNCIL

Town and Country Planning Act 1990

Correspondence Address: Developer
Sworders
The Gatehouse
Hadham Hall
Little Hadham
Ware
SG11 2EB

Mr And Mrs Jani

_____________________________________________________________________
PARTICULARS OF DEVELOPMENT

Application: 24/01733/PNQ

Proposal: Conversion of former Poultry building into 3 residential 
dwellings with all associated building works.

Location: Woodcotes, Fears Green, Sandon, Buntingford, Hertfordshire, 
SG9 0QZ

Plan Nos: 220230-PL-001, 220230-PL-002, 220230-PL-010
220230-PL-030, 220230-PL-100, 220230-PL-300

_____________________________________________________________________

North Herts Council, as local planning authority, hereby confirm that conditional prior 
approval is given under Class Q, part 3 of Schedule 2 of the Town and Country Planning 
(General Permitted Development) Order 2015 for the proposed development at the address 
shown above, as described by the description shown above.

The development must be carried out wholly in accordance with the information and details 
that the developer provided to the local planning authority on 05.08.2024 and in compliance 
with the conditions listed below. 

 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. (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 that safeguards human health, the built and natural environment and 
controlled waters.

 3. Prior to occupation, each of the new dwellings 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. 

 4. Details and/or samples of materials to be used on all external elevations and the 
roof of the converted building 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.

Informative/s:

 1. 1) 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 issued 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 regulations.

2) The above condition is considered relevant and reasonable for the following 
reasons:

o Paragraphs 170 (e), 181 of the NPPF, which refer to the effects (including 
cumulative effects) of pollution (including air pollution) on health, the natural 
environment (including air quality).
o Paragraphs 102 (d), 105 (e) and 110 (e) of the NPPF, which refer to the need 
to promote sustainable transport including the provision for charging plug-in and 
other ultra low emission vehicles.
o HCC Local Transport Plan (LTP4) 2018-2031 which includes an objective to 
'preserve the character and quality of the Hertfordshire environment' and 'make 
journeys and their impact safer and healthier', as well as its Emissions Reduction 
Policy 19.
o It is consistent with the approach specified in the NHDC Air Quality Planning 
Guidance Document, which is referenced within the current consultation version of 
the Local Plan.

 2. Doors to bin stores should be sufficient in width to allow the movement of bins at 
their widest and prevent entrapment of limbs.  This is likely to be a minimum of 
20cm in addition to the widest bin contained in the bin store.
Walls and doors should have protection strips to prevent damage and a mechanism 
for holding doors open should be available.
Doors should ideally be keypad entry or standard fire brigade keys. We do not 
support the use of electronic key fobs.
Roller shutters on bin stores can be considered to save space however the 
additional noise impacts should be considered.
Dropped kerbs should be provided to allow for ease of movement of bins to the 
collection vehicle and the pathway should be 1.5m in width taking the most direct 
route avoiding passing parked cars.
We do not advise the use of bin compactors, as they often cause excessive 
damage to bins or cause waste to get stuck inside bins. If bin compactors are used 
on site you should advise your waste collection contractor.



Bins in communal bin stores should be manoeuvrable to the refuse collection 
vehicle without the need to move other bins.
For flats, bins should be ordered direct from the Council's contractor 10 weeks in 
advance of first occupation to ensure they arrive in time for the first residents 
moving in.
Pull distances to the collection vehicle should not exceed 15m in accordance with 
BS5906:2005.
Separate internal storage provision for waste should be provided in kitchen areas to 
support the recycling of different waste streams to support the National Planning 
Policy for Waste's requirements to support driving waste up the waste hierarchy.
Storage areas should be conveniently located with easy access for residents - 
residents should not have to take their waste and recycling more than 30metres to a 
bin storage area, or take their waste receptacles more than 25metres to a collection 
point, (usually kerbside) in accordance with Building Regulations Approved 
Document H Guidance.
Consideration should be given to parking arrangements alongside or opposite the 
access to individual streets.  If car parking is likely in the vicinity of junctions then 
parking restrictions may be required to ensure access is not inhibited.
For infill applications consideration should be given to parking arrangements 
alongside or opposite the access to the site. If car parking is currently permitted the 
consideration of parking restrictions may be required to ensure access is not 
inhibited.
For houses, bins should be ordered direct from the Council's contractor 2 weeks in 
advance of first occupation to ensure they arrive in time for the first residents 
moving in.
Pull distances from the storage point to the collection point should not be within 
close proximity to parked cars.
The gravel drive makes pulling bins difficult and consideration should be given to 
whether this surface is the most suitable or whether bins stored closer to the 
collection point would be more preferable.
The applicant should note that collections occur from the kerbside and residents will 
be required to present their bins in this location on collection day.
Further general advice on waste provision for developments is available on our 
website:  http://www.north-herts.gov.uk/home/planning/waste-and-recycling-
provision     The bin requirements stated there are specific to North Herts, but the 
rest of the advice is general.

 3. In regards to the submitted Preliminary Ecological Appraisal (PEA) it is evident the 
poultry building (B1) was identified as being occupied by two barn owls. Nesting 
adults and dependent young are legally protected against disturbance and the PEA 
makes recommendations to ensure works to the barn can proceed lawfully. The 
applicant is advised to follow the recommendations as set out in the report.



 4. The applicant is advised during the proposed works to the buildings, should bats or 
evidence of roosting bats be found, works to the buildings should cease 
immediately and Natural England be contacted for advice.

Development Management
North Herts Council
Council Offices
Gernon Road
Letchworth
Herts
SG6 3JF

Date: 25 September 2024

The Council’s Privacy Notice is available on our website: https://www.north-
herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr

NOTES

1 Failure to satisfy conditions may invalidate this permission and/or result in 
enforcement action.  Particular attention should be paid to the requirements 
of any condition in bold.

2 Circular 04/2008 (Planning Related Fees) states that where an application is made 
under Article 21 of the Town and Country Planning (General Development 
Procedure) Order 1995, a fee will be payable for any consent, agreement or 
approval required by condition or limitation attached to the grant of planning 
permission.

3 The fee is £145 per request or £43 where the permission relates to an extension or 
alteration to a dwellinghouse or other development in the curtilage of the 
dwellinghouse.  
The request can be informal through the submission of a letter or plans, or formal 
through the completion of an application form and the submission of plans.  Any 
number of conditions may be included on a single request.  The form is available 
on the Council's website:
www.north-herts.gov.uk/home/planning/planning-applications/submit-planning-
application 

4 If you are aggrieved by the decision of your local planning authority to refuse 
permission for the proposed development or to grant it subject to conditions, then 
you can appeal to the Secretary of State under section 78 of the Town and Country 
Planning Act 1990.

https://www.north-herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr
https://www.north-herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr


Appeals must be made using a form which you can get from the Planning 
Inspectorate at Suite C, 4th Floor, Spectrum Building, Bond Street, Bristol, BS1 3LG 
or online at www.planningportal.gov.uk/planning/appeals.
The Secretary of State can allow a longer period for giving notice of an appeal, but 
he will not normally be prepared to use this power unless there are special 
circumstances which excuse the delay in giving notice of appeal.
The Secretary of State need not consider an appeal if it seems to him that the local 
planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, 
having regard to the statutory requirements, to the provisions of any development 
order and to any directions given under a development order.
In practice, the Secretary of State does not refuse to consider appeals solely 
because the local planning authority based their decision on a direction given by him.

5 Purchase Notices
If either the local planning authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted.
In these circumstances, the owner may serve a purchase notice on the Council 
(District Council, London Borough Council or Common Council of the City of 
London) in whose area the land is situated. This notice will require the Council to 
purchase his interest in the land in accordance with the provisions of Part VI of the 
Town and Country Planning Act 1990.

6 The District Council and County Highway Authority wish to ensure that, in the 
implementation of the development, hereby approved, the highway verge adjacent to 
the property is not damaged or does not become unsightly due to the stationing of 
skips, parking of vehicles, storing of building materials etc thereon. Your attention is, 
therefore, drawn to the provisions of Section 131 of the Highways Act 1980 and to 
the Hertfordshire County Council Bylaws 1955 (specifically relating to grass margins 
and verges in Letchworth Garden City) by virtue of which such actions, unless 
authorised by the prior grant of a licence, constitute a prosecutable offence. Persons 
responsible for undertaking the development and any associated works are, 
therefore, strongly encouraged to take appropriate steps to ensure that no breach of 
the said legislation occurs during the course of such activities. In the event of any 
damage being caused it will be expected that suitable reinstatement is undertaken 
upon completion of the development. Failure to do so could also result in legal action 
being pursued. To obtain information regarding the issue of licences, contact 
Hertfordshire Highways, Hertfordshire County Council, County Hall, Pegs Lane, 
Hertford, SG138DQ or telephone 0300 1234 047.



THIS PLANNING PERMISSION DOES NOT CONSTITUTE APPROVAL UNDER 
BUILDING REGULATIONS AND IS NOT A LISTED BUILDING CONSENT OR 
CONSERVATION AREA CONSENT.  IT DOES NOT CONVEY ANY APPROVAL 
OR CONSENT WHICH MAY BE REQUIRED UNDER ANY ENACTMENT, BYE-
LAW, ORDER OR REGULATION OTHER THAN SECTION 57 OF THE TOWN 
AND COUNTRY PLANNING ACT 1990.


