
PLANNING COMMITTEE – 18 April 2024 
 
23/1897/FUL - Variation of Conditions 2, 4, 10, 19 and 32 pursuant to planning 
permission 22/0491/FUL [The provision of new sound stages, workshops, production 
and post-production offices, Studio support facilities (including new welfare and café 
building) and new roundabout to provide vehicular access to the Studios and Island 
Site; the construction of decked car parking and a pedestrian footbridge (Island Site); 
the use of land to the west of the Studios for film production and associated activities 
(Backlot 2); ecological improvements to existing field (Lower Field) together with 
site-wide landscape and necessary utilities and infrastructure works, bund 
construction, and ground re-profiling] to vary the approved plans and drawings 
(condition 2); to vary the triggers for the timing of the delivery of highway 
improvements (conditions 4, 10 and 32) and to amend the wording of condition 19 
(noise) at Warner Bros. Studios Leavesden, Warner Drive, Watford, Hertfordshire, 
WD25 7LP  

 
Parish: Abbots Langley Ward: Leavesden & Gade Valley1 
Expiry of Statutory Period: 26.04.2024 (Agreed 
Extension) 

Case Officer: Claire Westwood 

 
Recommendation: The application be referred to the Secretary of State for the 
Department for Levelling Up, Housing and Communities in accordance with the Town 
and Country Planning (Consultation) (England) Direction 2024. 
 
Provided the Secretary of State does not call in the application for their own 
determination, the APPLICATION BE DELEGATED TO THE HEAD OF REGULATORY 
SERVICES TO VARY CONDITIONS 2, 4, 10, 19 AND 32 AND GRANT PLANNING 
PERMISSION 23/1897/FUL. 
 
Reason for consideration by the Committee: Called in by 3 Members of the Planning 
Committee due to “the high level of public interest and possible environmental issues”. 
 

To view all documents forming part of this application please click on the link below: 
 

23/1897/FUL | Variation of Conditions 2, 4, 10, 19 and 32 pursuant to planning permission 
22/0491/FUL [The provision of new sound stages, workshops, production and post-production 
offices, Studio support facilities (including new welfare and café building) and new roundabout to 
provide vehicular access to the Studios and Island Site; the construction of decked car parking 
and a pedestrian footbridge (Island Site); the use of land to the west of the Studios for film 
production and associated activities (Backlot 2); ecological improvements to existing field (Lower 
Field) together with site-wide landscape and necessary utilities and infrastructure works, bund 
construction, and ground re-profiling] to vary the approved plans and drawings (condition 2); to 
vary the triggers for the timing of the delivery of highway improvements (conditions 4, 10 and 32) 
and to amend the wording of condition 19 (noise). | Warner Bros. Studios Leavesden Warner 
Drive Watford Hertfordshire WD25 7LP (threerivers.gov.uk) 
 

 
1 Planning History 

1.1 Background 
 
1.1.1 The Leavesden Aerodrome site has a complex planning history. The site, which originally 

included land now developed to the east, has previously been owned by the Ministry of 
Defence where it was an important centre for the production of Mosquito and Halifax aircraft 
during World War II; and by Rolls Royce where it was used for manufacture of helicopter 

                                                
1 The site address and majority of the application site are within Leavesden ward, however, Backlot 2 and the 
Lower Field fall within Gade Valley ward. 
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engines until 1993. At its peak, the site employed over 3,000 people, but this had been 
reduced to approximately 1,800 by 1991. The airfield remained open for flying until March 
1994, being used by a private flying club; the Leavesden Flight Centre. At its peak in 1990, 
there were some 60,000 aircraft movements at the site.  

 
1.1.2 In 1995 the site was purchased by Third Millennium Group and part of the site was used as 

a film production studio. In 1999, the site was purchased by MEPC who leased the studios 
to Warner Bros. until they in turn acquired the freehold in October 2010. 

 
1.2 Planning Brief 

1.2.1 A Planning Brief was prepared by Three Rivers District Council and Watford Borough 
Council and approved for the site in 1993. This set out principles to guide the future 
development of the overall Leavesden Aerodrome site (totalling 119 hectares). The basic 
concept was to constrain development to the eastern part of the site and release the 
remainder of the site to form an attractive and accessible Green Belt wedge between Abbots 
Langley and Watford. 

1.3 Relevant Planning History 

1.3.1 10/0080/FUL - Continued use of land and buildings for film production and associated 
activities including retention and refurbishment of existing studios to accommodate stages, 
backlot, workshops, offices, production facilities, canteen /commissary and ancillary studio 
facilities and services, replacement and extended workshops, stage and offices. Two new 
stages (approx. 13,000 sqm floorspace) for the storage and public exhibition of film sets 
and artefacts (including cafe and gift shop), new accesses from Aerodrome Way, revised 
internal road layout and parking, extended backlot, landscaping and associated works. 
Approved with a S106 Agreement. 

1.3.2 10/2425/FUL - Erection of an electricity sub-station (in connection with the development of 
Leavesden Studios under reference 10/0080/FUL). Approved 26 January 2011. 

1.3.3 11/0376/RSP - Part retrospective: Amendments to planning permission 10/0080/FUL to 
include: Reduction and modifications to K Stage, modifications to J Stage and revised layout 
of external display areas; revised layout of security gatehouses, internal road layout 
(temporary consent sought for internal road link) and cycle storage; minor realignment of 
spur access from northern roundabout; revised landscaping including re-profiling and 
realignment of bunds; new paved area for picnic use and security hut; revised materials for 
car park; and associated works. (No alteration to operation of visitor centre, visitor numbers, 
no. of parking spaces or traffic generation as per the section 106 agreement dated 15 June 
2010). Approved 19 May 2011 with a deed of variation to the Section 106 Agreement. 

1.3.4 11/0590/RSP – Part retrospective: Revised layout for the northern part of Leavesden 
Studios (previously approved under application 10/0080/FUL), including demolition and 
replacement of the Mill building to be built in two phases, the relocation and construction of 
the approved multi-purpose workshop building, revised parking layout, hard and soft 
landscaping including omission of bunding and associated ancillary works. Approved 20 
June 2011.  

1.3.5 11/1607/ADV - A total of 9 individual advertisement signs, including directional signage, at 
Warner Bros. Studios Leavesden and the associated Studio Tour (including externally 
illuminated entrance signs, fascia signs and poster advertisements). Approved 21 
September 2011. 

1.3.6 12/0344/FUL - Variation of Condition 2 of planning permission 10/0080/FUL to allow 
substitution of plans to reflect minor amendments to design. Approved 22 May 2012 with a 
deed of variation to the Section 106 Agreement. 



1.3.7 12/0345/FUL - Variation of Condition 2 of planning permission 11/0376/RSP to allow 
substitution of plans to reflect minor amendments to design. Approved 22 May 2012 with a 
deed of variation to the Section 106 Agreement. 

1.3.8 12/0346/FUL - Variation of Condition 2 of planning permission 11/0590/RSP to allow 
substitution of plans to reflect minor amendments to design. Approved 22 May 2012. 

1.3.9 12/1150/FUL - Amendments to flight shed at Warner Bros. Studios comprising minor 
modifications to the existing fabric of the building, replacement cladding to the west 
elevation and removal of the 'beehive' ventilation units (cross boundary application). 
Approved 31 July 2012. 

1.3.10 12/2169/FUL - Construction of a new permanent workshop building with associated parking, 
demolition of existing workshop/store, relocation of an existing refuse and recycling facility 
and associated ancillary works. Approved 15 January 2013. 

1.3.11 12/2324/FUL - Variation of the existing S106 Agreement and Traffic and Visitor 
Management Plan (relating to planning permission 10/0080/FUL) at Warner Bros. Studios 
Leavesden to allow earlier openings (from 0900 hours) on Saturdays, school holidays and 
on 15 'floating days' and up to 5,540 visitors on these days. Approved 1 March 2013 for a 
temporary period of 2 years. 

1.3.12 13/0110/RSP - Part retrospective: Temporary consent (6 months) for construction/retention 
of exterior filming tank and associated storage of spoil. Approved 28 March 2013. 

1.3.13 13/1173/FUL - Variation of Conditions 2 and 3 of planning permission 12/2169/FUL for a 
new permanent workshop building to allow: Substitution of plans to reflect minor 
amendments to building design and improvements to internal Studio roundabout and 
retention of existing store building for a minimum of two years from first occupation of the 
workshop due to significant existing production commitments. Approved 23 September 
2013. 

1.3.14 13/1352/RSP - Part Retrospective: Exterior filming tank with associated hard-standing, 
drainage works and access road and spoil storage. Approved 12 September 2013. 

1.3.15 13/1924/FUL - Extension of 'J' stage of the Warner Bros. Studio Tour including 
accommodation for a new feature set, educational support facilities, revised parking layout 
including the provision of an additional 226 car parking spaces, extension of the internal link 
road, an external picnic area, a toilet block, revised landscape proposals and resiting of the 
cycle storage and refuse area. Approved 13 January 2014. 

1.3.16 13/2066/FUL - Full planning permission for the construction of a new permanent sound 
stage with associated parking and hard landscape work and temporary (18 months) 
construction access on to South Way. Approved December 2013. 

1.3.17 13/2239/FUL - Full planning permission for the construction of a new permanent sound 
stage (Stage N), studio support space, associated parking and hard landscape works, 
external lighting, use of temporary construction access on to South Way for a period of 18 
months and associated ancillary works. Approved 24 February 2014. 

1.3.18 14/1232/FUL - Deed of Variation: Variation of the existing S106 Agreement and Traffic and 
Visitor Management Plan (relating to planning permission 10/0080/FUL) at Warner Bros. 
Studios Leavesden to enable hospitality events to take place and studio tours to commence 
up to 21:00 hours on such days. Approved 25 September 2014 (for 8 events within limited 
period of 1 year). 

1.3.19 14/1752/FUL - Deed of Variation: Variation of the existing S106 Agreement (relating to 
planning permission 10/0080/FUL) at Warner Bros. Studios Leavesden to insert additional 
clauses relating to visitor numbers; to vary clauses to increase daily visitor numbers from 



5,000 to 5,728 and from 5,540 to 6,383 on Saturdays, school holidays and floating days; to 
vary clauses to increase number of floating days from 15 to 20; to vary clauses to permit 
floating days within 10 days of any school holiday; and updates to definitions. Approved 5 
December 2014. 

1.3.20 14/1831/FUL - Variation of Condition 2 (Plans) of planning permission 12/0344/FUL to 
amend the existing parking layout to increase staff parking provision by 71 spaces and 
provide additional landscape planting. Approved 5 December 2014. 

1.3.21 15/0744/FUL - Application for the operation of Hospitality Events at the Warner Bros. Studio 
Tour London until 23.00 hours on any given day and until 00.00 hours (midnight) on 24 
occasions during a calendar year (‘special’ Hospitality Events). Approved 16 July 2015. 

1.3.22 15/1852/FUL - Hybrid Application to include detailed approval of new sound stages, 
workshops, post production facility and extension to the Studio Tour car park together with 
outline approval (matters reserved: appearance and landscaping) of extension to the Studio 
Tour, workshops, production support building, Studio parking deck, Studio cafe extension, 
Studio support facilities and associated works as well as continued use of land and buildings 
for film production and associated activities (including use of Stages J & K for the storage 
and public exhibition of film sets and artefacts (Studio Tour) and hospitality events). 
Approved 25 January 2016. 

1.3.23 16/2430/FUL - Deed of Variation: Variation of the existing S106 Agreement (relating to 
planning permission 15/1852/FUL) at Warner Bros. Studios Leavesden to vary the studio 
tour hours of opening to allow the first tour to start at 09:00 on Sundays for a temporary 
period of one year. Approved 7 February 2017. 

1.3.24 16/2554/FUL - Studio parking deck to provide 2,150 additional parking spaces, bicycle 
store, security office, post room facilities and rearrangement of internal vehicular circulation. 
Approved 27 February 2017. 

1.3.25 16/2611/AOD - Approval of Details: Details pursuant to hybrid planning permission 
15/1852/FUL comprising construction of a new permanent workshop building with 
associated hardstanding, drainage and landscape (Development Area 7). Approved 2 
March 2017. 

1.3.26 17/0286/NMA - Non-Material amendment to planning permission 15/1852/FUL: Alteration 
to external finish of the rear elevation of P-Stage.  Approved 22 February 2017. 

1.3.27 17/0591/ADV - Advertisement Consent: Three internally illuminated fascia signs and six 
internally illuminated signs to Studio parking deck.  Approved 28 April 2017. 

1.3.28 17/0683/NMA - Non-Material Amendment to planning permission 15/1852/FUL - Alterations 
to hardstanding (Development Area 1 - L Stage Workshop).  Approved 19 April 2017. 

1.3.29 17/1790/NMA - Non-Material Amendment to planning permission 16/2554/FUL: Additional 
ramp to southern elevation; Electrical room provision; and amendments to Warner Drive.  
Approved 4 September 2017. 

1.3.30 17/2240/FUL - Extensions and additions to the Studio Tour with associated parking, 
drainage, landscaping and enabling works (including the provision of temporary reception 
facilities) and a variation to the S106 to allow the Studio Tour to open at 9am on Sundays, 
on a permanent basis.  Approved 10 January 2018. 

1.3.31 17/2570/NMA - Non-Material amendment to planning permission 16/2554/FUL: Alterations 
to external materials and alterations to post room.  Approved 3 January 2018. 

1.3.32 18/0019/ADV - Advertisement Consent: Erection of internally illuminated signage.  
Approved 2 February 2018. 



1.3.33 18/2343/NMA - Non-Material Amendment to planning permission 17/2240/FUL: 
Replacement of hedgerow species and removal of six trees.  Approved 10 December 2018. 

1.3.34 18/2545/ADV - Advertisement Consent: 7 x externally illuminated advertising posters, 1 x 
externally illuminated Warner Bros. shield and fibre glass lettering. Approved 6 February 
2019. 

1.3.35 19/1445/FUL - Extension to the Studio café and landscape improvements.  Approved 20 
August 2019. 

1.3.36 19/1944/FUL - Development of T, U and V stages along with new office building and 
landscape improvements. Approved 3 April 2020. 

1.3.37 19/2369/FUL - Extension to the backlot café.  Approved 21 January 2020. 

1.3.38 20/2645/FUL - Erection of a 2.4m high fence, to the south (A41) and west (Gypsy Lane) 
boundaries including gates to the west (Gypsy Lane) and east (Backlot) boundaries and the 
erection of 3 no. 6m high CCTV poles adjacent to the northern and eastern boundaries. 
Approved 20 January 2021. 

1.3.39 20/2667/FUL - Temporary change of use of land for the purposes of external film production 
for a period of 2 years.  Approved 26 February 2021. 

1.3.40 21/0852/NMA - Non-Material amendment to planning permission 20/2645/FUL: 
Amendment to Conditions 2 and 5 to allow alterations to landscaping and planting scheme 
and environmental management plan.  Approved 12 April 2021. 

1.3.41 22/0491/FUL – The provision of new sound stages, workshops, production and post-
production offices, Studio support facilities (including new welfare and café building) and 
new roundabout to provide vehicular access to the Studios and Island Site; the construction 
of decked car parking and a pedestrian footbridge (Island Site); the use of land to the west 
of the Studios for film production and associated activities (Backlot 2); ecological 
improvements to existing field (Lower Field) together with site-wide landscape and 
necessary utilities and infrastructure works, bund construction, and ground re-profiling. 
Approved 24 February 2023. 

1.3.42 22/0509/FUL - Construction of storage building. Approved 9 May 2022. 

1.3.43 22/1629/FUL - Installation of 9 illuminated wands at the visitor entrance to the Warner Bros. 
Studio Tour London, The Making of Harry Potter. Approved 4 October 2022. 

1.3.44 23/1021/NAC - The provision of two temporary site construction access points and 
associated works on the Northbound and Southbound sections of Gadeside (North of the 
A41), in order to facilitate development approved under planning application ref. 
22/00322/FULM.  Watford Borough Council - application ref 23/00530/FUL.  No objection 6 
July 2023. 

1.3.45 23/1320/NMA - Non material amendment to planning permission 22/0491/FUL: Internal and 
external amendments to Building 75, including alterations to the internal mezzanine, 
external window layout, and to the locations of the roller shutter access doors; The addition 
of Meet Me Room 2 (MMR2) in the northern corner of the central site; Minor internal footprint 
extension and façade alteration to the welfare/amenity Building 56 (to incorporate a 
Mezzanine level within the approved building footprint); The addition of a Waste 
Management Area adjacent to the sprinkler tanks on the southern edge of basecamp 1; 
Amendments to Buildings 73 & 74; Minor changes to the layout and positioning of the Sound 
Stages and associated offices (Buildings 52, 53, 58, 59, 60, 61, 62, 63, & 64), including the 
moving of the AHU facilities from the roofs of buildings 58 and 59, to adjacent at ground 
level, and the repositioning of several of the outbuildings; Addition of a small transformer 
station between buildings 63 and 64; Amendments to the layout of the internal (non-



adopted) roads and foot/cycleways across the site; Amendments to Island Site road layout, 
including changes to roundabout to retain tree T37 and inclusion of a 1.8m high acoustic 
fence on the south-eastern boundary; and Various associated site wide landscaping 
amendments.  Approved 4 September 2023. 

1.3.46 23/1953/FUL - Extension of the existing Post Room and associated ancillary works. 
Approved 5 January 2024. 

1.3.47 24/0178/FUL - Extension of the existing Backlot Cafe kitchen and associated ancillary 
works. Approved 4 March 2024. 

2 Site Description 

Wider Studio Site - Background 
 

2.1 Leavesden Studios has been used for film making since the mid-1990s and from 2000 by 
Warner Bros. for the creation of the Harry Potter series of films, and more recently The 
Batman, Wonder Woman 1984, the Fantastic Beasts film series and HBO’s Game of 
Thrones prequel House of the Dragon. The Studio (WBSL) comprises the main part of the 
original Leavesden Aerodrome dating back to the 1930s and operated from 1967 to 1994 
when the site was occupied by Rolls Royce for aero engine manufacture. 

2.2 The Studio, including the application site, is owned by Warner Bros. and has been 
redeveloped through the implementation of various planning consents outlined in section 1 
of this report. These consents have essentially allowed: 

1) The continued use of the land and buildings for film production and associated activities 
including the retention and refurbishment of existing studio buildings. 

2) Erection of a replacement ‘Mill’ building and new workshop building to the northern part 
of the site. 

3) Erection of two new stages (J and K) for the storage and public exhibition of film sets 
and artefacts, including cafe and gift shop, located between the main studio complex and 
Aerodrome Way. These new stages house the ‘Warner Bros. Studio Tour London: The 
Making of Harry Potter’, and have since been extended. 

4) Revised internal road layout and parking, new gatehouses, extended backlot, 
landscaping including new bunding and associated works. 

5) Consent for an external water tank used to film water based scenes. 
6) Construction of additional workshops, two new sound stages and production offices (M, 

N and O). 
7) Studio Tour and Studio parking. 
8) Studio Tour hospitality events. 

 
2.3 Permission was granted under application 15/1852/FUL for further development at the wider 

Leavesden Studio site (the Studios site) for the following elements:  

Detailed elements: 
1) L Stage Workshop located adjacent to existing L Stage to the south of the Studios site 

to replace existing temporary workshop structures at the backlot. 
2) P Stage located on the northern part of the Studios site, opposite N & O and M Stages 

to be a new permanent sound stage.  
3) Q and R Stages and ancillary production offices within a new permanent sound stage 

with three storey offices attached to the northern elevation to the west of C Stage.  
4) Post production facility to the south of the main Studio buildings to include re-recording 

stages, cutting rooms and a preview theatre.  
 

Outline elements: 



5) Studio Tour Extension - new stage to extend from the southern elevations of J & K Stages 
onto part of the existing visitor car park including additional single storey staff 
accommodation located around K Stage, with a maximum height of 10m.  

6) Workshop on an existing hardstanding area to the north of the site, known as Car Park 
5 (CP5).  

7) Studio Café Extension to meet enhanced catering needs.  
8) Production Support Building adjacent to the backlot and proposed Q & R Stages, to be 

used for a range of support activities including workshop, wardrobe, make-up and special 
effects.  

9) Island Site development - accommodation for a range of Studio support facilities such 
as workshops and production services together with supporting office accommodation 
with access via a new arm on the existing Aerodrome Way/High Road/Ashfields Way 
signalised junction.  

 
2.4 Some Reserved Matters applications pursuant to the outline elements have been approved 

as detailed in the full planning history above. 

2.5 Permission has been given under application 17/2240/FUL for ‘Extensions and additions to 
the Studio Tour with associated parking, drainage, landscaping and enabling works 
(including the provision of temporary reception facilities) and a variation to the S106 to allow 
the Studio Tour to open at 9am on Sundays, on a permanent basis’. 

2.6 Planning permission 19/1944/FUL granted consent for ‘Development of T, U and V stages 
along with new office building and landscape improvements’, with some slight variations to 
that approved pursuant to the Hybrid Planning Permission.  

2.7 Planning permission 20/2667/FUL granted consent for ‘Temporary change of use of land 
for the purposes of external film production for a period of 2 years’ in February 2021.   

2.8 Planning permission 22/0491/FUL granted consent for ‘The provision of new sound stages, 
workshops, production and post-production offices, Studio support facilities (including new 
welfare and café building) and new roundabout to provide vehicular access to the Studios 
and Island Site; the construction of decked car parking and a pedestrian footbridge (Island 
Site); the use of land to the west of the Studios for film production and associated activities 
(Backlot 2); ecological improvements to existing field (Lower Field) together with site-wide 
landscape and necessary utilities and infrastructure works, bund construction, and ground 
re-profiling’ in February 2023. 

Site Location 
 

2.9 The 51.78 hectare application site lies to the north of Watford just within the M25 and north 
of Hunton Bridge M25 spur roundabout. The residential area of Leavesden is to the east, 
with Abbots Langley to the north and Watford to the south. To the west of the site are open 
fields with some residential roads and individual properties. 

2.10 The majority of the site lies within Three Rivers District Council’s (TRDC) administrative 
area, however, a proportion (approximately 10%) encompassing part of L Stage and 
approximately two-thirds of the Island Site fall within Watford Borough Council (WBC) area. 

Site Accessibility 
 

2.11 The site benefits from good rail links with the West Coast Main Line from London Euston, 
with services departing from London Euston for Watford Junction (approximately 3km from 
the site) every 10-15 minutes.  Kings Langley Station is approximately 2.5km to the north 
of the site. 

2.12 Public bus services run past the site frontage along Aerodrome Way providing direct access 
to and from Watford as well as other neighbouring residential areas.  Other services can be 



accessed via South Way or Leavesden High Road, a short walk from the site.  There is also 
a dedicated bus service between WBSL and Watford Junction. 

2.13 The site is well located in terms of road connections, with connections to junctions 19 and 
20 of the M25 and junctions 5 and 6 of the M1 motorway. The A41 provides access to 
London and Hemel Hempstead.  The A405 provides access to St Albans.  The site is 
accessed by two roundabouts on Aerodrome Way.  Warner Drive provides access to the 
Studio from the northern roundabout and Studio Tour Drive provides access to the Studio 
Tour from the southern roundabout. 

2.14 All pedestrian routes to/from the site consist of lit pavements, with signal controlled 
crossings at the Aerodrome Way junctions with Hercules Way, Ashfields and Hill Farm 
Avenue.  Within the site, approximately 30m west of the back lot, a public footpath runs 
south from Hunton Bridge, along Gypsy Lane to the Hunton Bridge interchange.  The 
footpath runs between two fields owned by WBSL. 

Site Designations 
 
2.15 Leavesden Studios was identified in the Local Plan 1996-2011 as a Major Developed Site 

in the Green Belt. However, the Site Allocations document Site Ref: GB(1) adopted in 
November 2014 removed the Green Belt designation from the then built areas of the 
Leavesden Studios site. This area of the Studio site (including the Island Site) is allocated 
specifically for ‘Leavesden Studios Operations’ and associated uses (Site GB(2)). The wider 
area to the south-west of the built areas shown as ‘Backlot’ on GB(2) is referred to at 11.5 
of the Site Allocations LDD as being ‘retained in the Green Belt as an integral part of the 
Studio’s operation compatible with that  [‘nationally significant’] status.’  

2.16 Accordingly, whilst the majority of the existing complex of WBSL buildings, as well as the 
part of the Island Site within TRDC fall outside of the Green Belt, the existing Backlot, stages 
Q, S, T, U, V and L and fields including the application site to the west are located in the 
Green Belt.  Whilst the section of the Island Site falling within WBC had its Green Belt 
designation removed following the adoption of their local plan in October 2022. 

2.17 Tree Preservation Order (TPO) 310 protects tress in the vicinity of L Stage to the south of 
the site. TPOs 315 and 107 (WBC) protect trees within the Lower Field and Island Site 
respectively. 

2.18 There are 3 Local Wildlife Sites within the locality, one wholly within the application site.  
The Grade II* Listed Hunton Park and Grade II Listed Dairy at Hunton Park are located to 
the north of the site.  Hunton Bridge Conservation Area is sited beyond, approximately 750m 
to the north-west of the site.   

3 Description of Proposed Development 

3.1 Planning permission 22/0491/FUL granted consent in February 2023 for; ‘The provision of 
new sound stages, workshops, production and post-production offices, Studio support 
facilities (including new welfare and café building) and new roundabout to provide vehicular 
access to the Studios and Island Site; the construction of decked car parking and a 
pedestrian footbridge (Island Site); the use of land to the west of the Studios for film 
production and associated activities (Backlot 2); ecological improvements to existing field 
(Lower Field) together with site-wide landscape and necessary utilities and infrastructure 
works, bund construction, and ground re-profiling’. 

3.2 At that time duplicate applications were submitted to TRDC and WBC as a small part of the 
site falls within WBC area. 

3.3 The officers’ committee report for 22/0491/FUL described the proposed development as set 
out at section 3.7 – 3.13 below. 



3.4 During the consideration of application 22/0491/FUL amendments were made to the 
scheme and these are set out at section 3.14 below. 

3.5 The current application 23/1897/FUL is described from section 3.15 below. 

3.6 22/0491/FUL – DEVELOPMENT DESCRIPTION 
 

3.7 The proposed development on the application site is split between 5 main areas as 
listed/described below: 

1) Central Site 
2) Island Site 
3) Western Site (including Backlot 2 and Lower Field) 
4) Triangle Site 
5) Northern Access 

 
3.8 CENTRAL SITE:  

3.8.1 SOUND STAGES 

3.8.1.1 Eleven new permanent sound stages are proposed.  The proposed stages are labelled as 
Stages 2A – 2K on the ‘Proposed Site Plan (Overall)’ and the ‘Proposed Site Plan 
(Enlarged) (also referred to as Buildings 58 – 64).’ A range of sizes are proposed, from 
1,858sqm to 3,437sqm with a total new soundstage floorspace of approximately 
28,614sqm. 

3.8.1.2 The height of the stages will vary from 18m on the outer edge closest to Gadeside, up to 
21.5m within the centre of the site.  It is proposed that the stages will reflect the same scale, 
architectural language, colour and profile of the existing stages. 

3.8.2 ANCILLARY PRODUCTION OFFICES 

3.8.2.1 Four ancillary production office buildings are proposed, each three-storeys in height 
(labelled Buildings 29, 30, 52 and 53 on the ‘Proposed Site Plan (Overall)’.  These would 
be constructed to the north-western elevation of Stages 2A – 2D (Offices 1 and 2, Buildings 
29 and 30), facing the existing backlot, and to the south-eastern elevation of Stages 2H – 
2K (Offices 3 and 4, Buildings 52 and 53), providing an active frontage to Gadeside. 

3.8.2.2 The buildings will each have a floorspace of approximately 2,260sqm, with a total floorspace 
of 9,040sqm.  They would have a height of 12m and would reflect the appearance of existing 
office buildings on the site. The offices will provide day-to-day support for the film studio 
activities.  

3.8.3 WORKSHOPS AND L STAGE WORKSHOP CONVERSION 

3.8.3.1 Three new workshops are proposed (labelled Buildings 72, 73 and 74 on the ‘Proposed Site 
Plan (Overall)’.  In addition it is proposed to add a mezzanine level to the existing L Stage 
to convert this into workshop space. 

3.8.3.2 The new buildings will be 14.5m in height at eaves level and will be sited close to the 
associated Stages.  ‘Base Camps’ will provide external areas adjacent to the Stages and 
Workshops for production catering or other temporary support activities. 

3.8.3.3 The workshops will support the filming activities, providing space for set construction, 
costume and prop storage etc.  Their external appearance/colour will reflect that of the 
existing workshops on site. 

3.8.4 STUDIO AMENITY SPACE 



3.8.4.1 A new amenity building (labelled Building 56 on the ‘Proposed Site Plan (Overall)’ is 
proposed to serve the development, comprising of a 660sqm single storey amenity space 
with an external landscaped terrace.  The building will face south-east towards the open 
woodland and internal green spaces, with the external design/materials palette again 
reflecting of existing buildings on site. 

3.8.5 STUDIO SOUTH GATE ENTRANCE WITH SECURITY FACILITIES 

3.8.5.1 A new access will be created to serve the new Studio development to the south of the site, 
connecting to Gadeside and serving as an entry point to the Studio.  This entrance will be 
served by a dedicated security building (labelled Building 77 on the ‘Proposed Site Plan 
(Overall), acting as the arrival tower for visitors coming from the Island Site parking structure 
via the footbridge (described below).  It will include a security hub, WC facilities and secure 
bicycle and golf buggy parking and charging. 

3.9 ISLAND SITE:   

3.9.1 STUDIO PARKING DECK 

3.9.1.1 The Studio Parking Deck will comprise a total of 2,500 parking spaces over ground, first, 
second, third floors and roof deck, providing parking for studio and production staff.  The 
parameters for a building on this site were set by the 2015 planning permission and these 
are broadly followed in the proposed scheme and include a lower building height to the 
eastern side in recognition of the scale of the residential development beyond the site. 

3.9.1.2 The parking deck will be up to a maximum height of 15m adjacent to Gadeside, with the 
lower level (11m) towards Ashfields to the east in accordance with the 2015 parameters.  
Localised pop ups include the staircases and lift core. 

3.9.1.3 The parking deck has been designed to look more like a building rather than a typical open 
sided multi-level car park and will be a modular steel structure with concrete floors.  The 
structure will include a greater proportion of solid walls and horizontal banding to add 
interest whilst also screening cars from view.  A detailed landscape strategy has been 
submitted with the application and includes extensive landscape planting around the Island 
Site, particularly the eastern boundary, and includes a planted earth mound to act as both 
a visual and acoustic barrier. 

3.9.1.4 The parking deck will be accessed from Gadeside via the proposed South Gate roundabout 
(described below), with vehicle barriers controlling entry. 

3.9.2 STUDIO SUPPORT LIGHTING FACILITY (SET LIGHTING) 

3.9.2.1 The support facility (Building 75 on the Site Plan) on the Island Site will be used for set 
lighting, with accommodation totalling 4,856sqm provided over two floors.  The building will 
have a maximum height of 11m, reflecting the lower height of Studio Parking Deck.  As with 
the parking deck, extensive landscaping is proposed around the perimeter. 

3.10 WESTERN SITE: 

3.10.1 BACKLOT 2 

3.10.1.1 Backlot 2 (labelled ‘Replacement Backlot and Support Facilities’ on the Site Plan) is to the 
immediate west of the main Studio site and currently benefits from temporary planning 
permission (ref. 20/2667/FUL) to allow external film production. The current application 
proposes that the use of Backlot 2 for filming is made permanent.  The backlot enables 
temporary sets to be constructed near to the permanent film production support functions. 

3.10.1.2 Landscape mitigation measures are proposed and include earth bunds to be constructed 
behind the existing security fence.  These would be a minimum height of 3m and designed 



so that the existing hedgerows/trees are unaffected.  In addition to 1,500 trees previously 
planted along the boundary with Gypsy Lane, new native woodland will be planted along 
the outer edge and on top of the earth mound.  New woodland planting is also proposed in 
areas where little or no planting currently exists. 

3.10.1.3 An Operational Management Plan (OMP) for Backlot 2 has been submitted alongside the 
application and includes restrictions such as in relation to the height of temporary structures 
and protocols for night filming to ensure that the impacts of any activity on Backlot 2 are 
appropriately managed/mitigated. 

3.10.1.4 In summary, the submitted OMP (March 2022) includes the following measures: 

 Access/egress will be via main WBSL site only. 

 General parking will be on main WBSL site. 

 Dates and times of any night shoots will require notification to TRDC Planning and 
Environmental Health at least 5 working days in advance.   

 A member of WBSL management team will be present at all night shoots. 

 Lighting will be directed away from off-site public boundaries and the road network. 

 Where possible lighting will be directed away from vegetation. 

 All operational/temporary lighting will be switched off and lowered when not in use. 

 Notification and prior approval from TRDC will be required 10 working days in 
advance of special effects events. 

 Neighbour notification will take place in accordance with WBSL’s standard 
procedures. 

 Any changes in ground levels on Backlot 2 that exceed +/- 3m will require 10 working 
days advanced notification and prior approval from TRDC. 

 Temporary structures shall not exceed 15m except where advance notification has 
been given to and prior approval granted by TRDC. 

 No structure or storage facility is to be located within 20m of any highway or public 
right of way. 

 Where practicably possible, outer faces of structures will be camouflaged or painted 
to reduce visual impact. 

 
3.10.2 LOWER FIELD 

3.10.2.1 It is proposed to create a 12 acre area within the Lower Field that is accessible for public 
use via Gypsy Lane and Old Mill Road.  Planting will include: 40 new trees including an 
orchard and semi-mature oak trees, 4,857sqm of new woodland planting, 429sqm of 
coppice planting and 1,565sqm of native scrub planting.  A naturalised floodwater basin will 
also be created enabling a wetland habitat whilst providing for surface water attenuation. 

3.11 TRIANGLE SITE: 

3.11.1 SOUTHERN ACCESS ROUNDABOUT 

3.11.1.1 The proposed southern access roundabout would serve the Studio Parking Deck and main 
Studio site.  Access will be provided via Gadeside, keeping traffic away from adjacent 
residential areas.  The roundabout will intercept traffic arriving from the M25 and A41, and 
similarly, departing traffic will have easy access to the A41 and M25 beyond. 

3.11.2 PEDESTRIAN BRIDGE ACCESS 

3.11.2.1 The proposal includes a direct link between the Island Site Parking Deck and main Studio 
site through the provision of a pedestrian bridge to enable safe/direct access.  This will have 
an overall span of approximately 100m with a cross-section height of 2.8m and 5.5m road 
clearance. 



3.11.2.2 The construction of the bridge will follow a modular steel truss design concept, rectangular 
in section.  It will be supported by two tapered 4-point piers.  The bridge will be fully enclosed 
with glazed sides. Vertical aluminium fins (to match those on the decked car park) will 
support the fenestration and will be bronze in colour.  The roof and floor will be silver-grey.   

3.12 NORTHERN ACCESS: 

3.12.1 The Studio North Gate proposals to Warner Drive/Aerodrome Way roundabout include 
widening the access road to assist with traffic flow into the site. 

3.13 LANDCAPE STRATEGY: 

3.13.1 A comprehensive landscape strategy (as described in part above) forms part of the 
application proposals and seeks to achieve a significant increase in biodiversity net gain 
across the site.  In summary: 

 186 new trees to be planted including an orchard and semi-mature Oak trees; 

 19,519sqm of new woodland planting; 

 487sqm of native hedgerow; 

 429sqm of coppice planting; 

 1,565sqm of native scrub planting; 

 425 linear metres of formal hedgerows; 

 3,458sqm of ornamental shrub planting. 
 
3.14 AMENDMENTS: 

3.14.1 In response to concerns raised from residents in relation to planting on the Island Site and 
Backlot 2 (Western Site), amended landscape drawings have been submitted.  Additional 
bunding and planting depth have been added to the eastern boundary of the Island Site 
closest to Ashfields.  The sizes of the field maple and hornbeam on the boundary of Backlot 
2 (Western Site) and Gypsy Lane have also been increased to create a more immediate 
screening impact. The field maple were previously 8-10cm girth (2.5-3m high) and are now 
shown as 16-18cm girth (4-4.5m high); the hornbeam were previously 6-8cm girth (2.5-3m 
high) and are now proposed to be 14-16cm girth (4.25-6m high). 

3.14.2 Following the submission of the above amended plans, comments at the Interim Planning 
Committee meeting raised further concerns regarding planting and screening, particularly 
in relation to Backlot 2, the Island Site and Gadeside.  In response, and in addition to the 
amendments referenced at 3.10.1, the following amendments are proposed: 

 WBSL have confirmed that the entire field (8.3 hectares) will be protected, and kept, 
managed and maintained as publicly accessible green space for 
ecological/environmental benefits. 

 Addition of evergreen species Holly, Privet and Scots Pine to the native structure 
woodland planting mix. 

 Of the standard trees within the woodland planting mix, the sizes of the Wild Cherry 
and the Oak were previously 8-10cm girth (2.5-3m high) and are now proposed to 
be 14-16cm girth (4.25-6m high); the Rowan was previously 6-8cm girth (2.5-3m 
high) and is now proposed to be 14-16cm girth (4.25-6m high). 

 Of the feathered species within the woodland planting mix, the height of the Field 
Maple and Silver Birch were previously 1.25-1.5m high and are now proposed to be 
1.75-2m high; the Cherry was 1.25-1.5m high and is now proposed to be 2-2.5m 
high. 



 Western Red Cedar (evergreen) in addition to the other size and species changes 
has been added to help further infill the area north of Watford Road roundabout 
(south western boundary of Backlot 2). 

 From the initial planting, on average the proposed planting will grow by 
approximately 1.2m at 5 years, 2.7m at 10 years and 4.2m by 15 years. 

3.14.3 The proposed roof-mounted Solar PV array has been increased from 10,000m2 to 
13,213m2. 

3.14.4 The Ecological Impact Assessment was updated in July 2022; a Biodiversity Net Gain 
(BNG) report and Biodiversity Metric have also been submitted with the application. 

3.14.5 The application is also accompanied by an Environmental Statement and an Addendum 
Environmental Statement prepared in accordance with the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 and in respect of which consultation 
was undertaken as set out in section 4 below.   

3.15 CURRENT APPLICATION 23/1897/FUL: 

3.15.1 The covering letter sets out that following the grant of 22/0491/FUL and subsequent Non-
Material Amendment 23/1320/NMA, further detailed design development and the continued 
pressing demand for film/production space, has determined that further amendments are 
required in order to meet the operational needs. 

3.15.2 It is proposed to secure these amendments by varying the approved plans set out in 
condition 2 of 22/0491/FUL; varying the triggers for the delivery of conditions 4, 10 and 32; 
as well as a minor amendment to condition 19.  Additional details have also been provided 
with the current application to address the requirement of some of the conditions previously 
attached to 22/0491/FUL. 

3.15.3 PROPOSED AMENDMENTS TO CONDITION 2 (PLANS): 

3.15.4 Amendments to the design, layout and elevations of building 72, including the loss of the 
top floor and an overall reduction in height of 3.9 metres to 10.5 metres (previously 14.4 
metres), with a resultant increase in total area to the ground floor and mezzanine levels by 
creation of a ‘L’ shaped plan form. 

 
3.15.5 Road layout amendments to the proposed new southern entrance, including the addition of 

new security buildings around the vehicular access (building 41), and various new 
landscaped bunds.  

 
3.15.6 Amendments to the design and elevations, including height and width of building 77 (0.65m 

increase in height and 34sqm increase in area). 
 
3.15.7 Alterations to the approved security fencing by building 77, and the alteration of the 

landscape planting in this location. 
 
3.15.8 Amendments to the design, layout and elevations of building 80 (Multi Storey Car Park), 

(0.4m increase in height) including the provision of lighting columns for highway safety, and 
the addition of new ‘cores’ to facilitate improved vehicular access / egress. 

 
3.15.9 Alteration of the location / orientation of temporary buildings 50 and 51 (temporary 

marquees erected under the ‘temporary structures’ condition attached to the 2010 and 2015 
consents). 

 
3.15.10 Alteration of the layout and positioning of buildings 60, 61 and 62 (Stages 2E, 2F and 2G) 

in order to better suit studio operations. 



 
3.15.11 Amendments to the landscaped earth bunds along Gadeside in order to screen buildings 

63 and 64 more effectively. The bunds alignment has been altered so as to avoid the 
underlying gas main. The existing security fence now sits behind the bund. No change in 
height to the bunds is proposed. 

 
3.15.12 Amendments to car parking arrangements at key locations across the site, including the 

removal of the Large Goods Vehicle (LGV) parking adjacent to building 80 on the Island 
Site and the replacement of a portion of the buggy parking with car parking around building 
56 (amenity). 

 
3.15.13 Provision of a temporary, security gated foot/cycle access for WBSL Staff in the north of the 

site. This is in response to comments from Hertfordshire Highways in relation to securing 
foot/cycle access ahead of the completion of the S278 works. 

 
3.15.14 Revision of the proposed ground levels in Backlot 2 and the Lower Field in order to retain 

the ‘as existing’ levels. 
 
3.15.15 Further amendments to the layout of the internal (non-adopted) roads and foot/cycleways 

across the site, including alterations to the road layout at the entrance to Backlot 2. 
 
3.15.16 Reprofiling of the levels and bund in Base Camp 4, adjacent to building 73. 
 
3.15.17 Additional tree planting across the site, including along the key access road running into the 

site from the revised southern entrance. 
 
3.15.18 Various other associated site wide landscape amendments.  

 
3.15.19 PROPOSED VARIATION OF TRIGGERS FOR THE DELIVERY OF CONDITIONS 4 

(VEHICULAR ACCESS COMPLETION), 10 (HIGHWAY IMPROVEMENTS – LOCAL 
CYCLE NETWORK) & 32 (DECKED CAR PARK PROVISION): 

 
3.15.20 The submitted Supporting Statement sets out that there is an existing backlog of production 

space in the UK. In order to alleviate some of this demand, Warner Bros. Discovery are 
seeking to expediate the delivery of 4 of the 11 Sound Stages approved via 22/0491/FUL. 

 
3.15.21 This would involve the delivery of Buildings 58 and 59 (Stages 2A, 2B, 2C and 2D) for direct 

use for filming, as well as production offices Buildings 29 and 30, and workshop Building 73 
(to support the filming use) ahead of the rest of the built development on site. This equates 
to the early provision of some 22,558sqm of built development on site. 

 
3.15.22 The Supporting Statement sets out that the main factor delaying the natural delivery of all 

of the Sound Stages on site is the timing associated with the Section 278 Agreement 
process and the subsequent delivery of highways commitments established through both 
the S278 Agreement and the S106 Agreement. As such, in order to enable the early delivery 
and occupation of these stages, certain planning conditions are proposed to be varied to 
provide alternative triggers for the delivery of some of the off-site highways works. The 
variations request the alteration of the conditions so that they are triggered when more than 
22,558sqm of new buildings are occupied or within 2 years. 

 
3.15.23 The Transport Assessment has been updated to support the current application. 

 
3.15.24 The application originally proposed a variation to the trigger for the delivery of condition 13 

(M25 J21a Improvements), however, as discussions with National Highways are ongoing 
the current application has been amended to omit any changes to condition 13 (M25 J21a 
Improvements) at this time. 

 



3.15.25 PROPOSED AMENDMENT TO CONDITION 19 (NOISE): 
 

3.15.26 It is proposed to vary the wording of condition 19 in order to bring the requirements of the 
condition in line with those set out in the previously approved Noise Assessment. 

 
3.15.27 PROVISION OF ADDITIONAL INFORMATION TO SATISFY CONDITIONS: 

 
3.15.28 Additional information has been submitted with the current application to address previously 

applied planning conditions attached to 22/0491/FUL.  The conditions for which additional 
information has been provided upfront are: 

 
 Condition 3 (Highways Details); 

 Condition 6 (EV Charging); 

 Condition 7 (Cycle Parking); 

 Condition 8 (CMP); 

 Condition 9 (Source of Illumination); 

 Condition 20 – in part (Remediation Strategy); 

 Condition 21(Verification Report); 

 Condition 22 – in part (Long Term Monitoring); 

 Condition 24 (Infiltration of Surface Water to Ground); 

 Condition 26 (Decommissioning of Investigative Boreholes); and 

 Condition 27 (Infiltration). 
 

4 Consultation 

4.1 Summary of Consultation Responses 

Abbots Langley Parish Council 9.1.1 No objection 

Active Travel England 9.1.2 No objection 

Affinity Water 9.1.3 No objection 

British Pipeline Agency 9.1.4 No objection 

Environment Agency 9.1.5 No objection 

Hertfordshire Constabulary 9.1.7 No objection 

Hertfordshire County Council – Footpath Section 9.1.8 No response received 

Hertfordshire County Council – Growth & 
Infrastructure Unit 

9.1.9 No objection 

Hertfordshire County Council – Highway Authority 9.1.10  No objection 

Hertfordshire County Council – Lead Local Flood 
Authority 

9.1.11 No objection 

Hertfordshire County Council – Waste & Minerals 
Team 

9.1.12 No response received 

Herts. Archaeology 9.1.13 No response received 

Hertfordshire Ecology 9.1.14 No objection 

Hertfordshire Fire and Rescue Service 9.1.15 No response received 

London Underground Infrastructure Protection 9.1.16 No response received 

National Grid 9.1.17 No response received 

National Highways 9.1.18 No objection 

National Planning Casework Unit 9.1.19 No response received 

Natural England 9.1.20 No response received 

Network Rail 9.1.21 No response received 

Thames Water 9.1.23 No response received 

Three Rivers District Council – Heritage Officer 9.1.24 No objection 

Three Rivers District Council – Development Plans 9.1.25 No response received 



Three Rivers District Council – Environmental Health 
(Residential) 

9.1.26 No objection 

Three Rivers District Council – Environmental 
Protection 

9.1.27 No response received 

Three Rivers District Council – Landscape Officer 9.1.28 No response received 

Transport for London 9.1.29 No objection 

Watford Borough Council 9.1.30 No response received 

Watford Borough Council – Environmental Health 
(Commercial) 

9.1.31 No objection 

 
4.1.1 All consultation responses referred to in the above table are provided in full within Appendix 

1 at the end of this report. 

4.2 Public/Neighbour Consultation 

4.2.1 Number consulted: 769 

4.2.2 Site Notice: 7 x Site Notices displayed around site perimeter on 23/11/2023, expired 
23/12/2023. 

4.2.3 Press Notice: Published 24/11/2023, expired 24/12/2023. 

4.2.4 Responses: 

4.2.5 No of responses received: 6 objections. 

4.2.6 Summary of Responses: 

Development ‘creep’; Out of character; On Green Belt land; Impact on neighbours; Impact 
on quality of living; Taxis parking on local roads cause obstruction; Previous objections 
remain; Previous objections ignored; Car park looks like offices; Object to connecting 
walkway; Will look like in an industrial not housing area; Increased traffic and implications; 
Existing traffic problems will be exacerbated; Documents are out of date; Contrary to Human 
Rights Act which states that entitled to peaceful enjoyment of your possessions. 
 

5 Reason for Delay 

5.1 No delay. Agreed Extension of Time. 

6 Relevant Planning Policy, Guidance and Legislation 

6.1 Legislation 

Planning applications are required to be determined in accordance with the statutory 
development plan unless material considerations indicate otherwise as set out within S38(6) 
Planning and Compulsory Purchase Act 2004 and S70 of Town and Country Planning Act 
1990).  
 
S72 of Planning (Listed Buildings and Conservation Areas) Act 1990 requires LPAs to have 
special regard to the desirability of preserving or enhancing the character or appearance of 
conservation areas. 
 
S16(2) of Planning (Listed Buildings and Conservation Areas) Act 1990 requires LPAs to 
have special regard to the desirability of preserving the listed building or its setting or any 
features of special architectural or historic interest which it possesses. 
 
The Localism Act received Royal Assent on 15 November 2011. The Growth and 
Infrastructure Act achieved Royal Assent on 25 April 2013. 



 
The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and 
Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 and 
the Habitat Regulations 1994 are also relevant considerations. 

 
6.2 Policy/Guidance 

National Planning Policy Framework and National Planning Practice Guidance 
 
In December 2023 the revised NPPF was published, to be read alongside the online 
National Planning Practice Guidance. The 2023 NPPF is clear that “existing policies should 
not be considered out-of-date simply because they were adopted or made prior to the 
publication of this Framework. Due weight should be given to them, according to their 
degree of consistency with this Framework”. 
 
The NPPF promotes a presumption in favour of sustainable development. This means 
approving development proposals that accord with an up-to-date development plan without 
delay.  Where there are no relevant development plan policies, or the policies which are 
most important for determining an application are out of date permission should be granted 
unless the application of policies in the Framework that protect areas of particular 
importance, which include Green Belt policy, provide clear reasons for refusal or any 
adverse impacts of a development would 'significantly and demonstrably' outweigh its 
benefits.  Relevant chapters of the Framework include: 2 Achieving sustainable 
development; 6 Building a strong, competitive economy; 9 Promoting sustainable transport; 
12 Achieving well designed and beautiful places; 13 Protecting Green Belt land; 14 Meeting 
the challenge of climate change, flooding and coastal change; 15 Conserving and 
enhancing the natural environment; and 16 Conserving and enhancing the historic 
environment. 
 
The Three Rivers Local Development Plan: The application has been considered against 
the policies of the Local Plan that comprises the Core Strategy (adopted October 2011), the 
Development Management Policies Local Development Document (adopted July 2013) and 
the Site Allocations Local Development Document (adopted November 2014); as well as 
government guidance. The policies of Three Rivers District Council reflect the generality of 
the content of the NPPF. 
 
The Core Strategy was adopted on 17 October 2011 having been through a full public 
participation process and Examination in Public. Relevant policies include Policies PSP2, 
CP1, CP6, CP8, CP9, CP10, CP11 and CP12. 
 
The Development Management Policies Local Development Document (DMLDD) was 
adopted on 26 July 2013 after the Inspector concluded that it was sound following 
Examination in Public which took place in March 2013. Relevant policies include DM2, DM3, 
DM4, DM6, DM8, DM9, DM10, DM12, DM13 and Appendix 5. 
 
The Site Allocations Local Development Document (SALDD) was adopted on 25 November 
2014 having been through a full public participation process and Examination in Public. 
Policy SA8 ‘Leavesden Studios Operations’ is a relevant policy consideration. 

 
6.3 Other relevant policy considerations 

The Localism Act received Royal Assent on 15 November 2011. The growth and 
Infrastructure Act achieved Royal Assent on 25 April 2013. 
 
The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and 
Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 and 
the Habitat Regulations 1994 may also be relevant. 



 
National Planning Practice Guidance (2019) including ‘Green Belt.’. 

 
7 Planning Analysis 

7.1 Background / Context 

7.1.1 Planning permission 22/0491/FUL was approved in February 2023 for ‘The provision of new 
sound stages, workshops, production and post-production offices, Studio support facilities 
(including new welfare and café building) and new roundabout to provide vehicular access 
to the Studios and Island Site; the construction of decked car parking and a pedestrian 
footbridge (Island Site); the use of land to the west of the Studios for film production and 
associated activities (Backlot 2); ecological improvements to existing field (Lower Field) 
together with site-wide landscape and necessary utilities and infrastructure works, bund 
construction, and ground re-profiling’. 

7.1.2 The development was found to constitute inappropriate development in the Green Belt that 
would result in harm to openness and would conflict with purposes of including land within 
the Green Belt.  In addition, there were considered to be some significant adverse visual 
effects on the landscape during construction, however, it was considered that over time with 
the primary mitigation proposed, the impact would reduce such that there would be no 
significant landscape or visual effects after 15 years.   

7.1.3 In its favour, it was recognised that the proposed development would result in multi-million 
pound investment in the nationally significant WBSL and that there would be resulting 
substantial positive direct and indirect beneficial contributions to the local, regional and 
national economy year on year.  Additionally, the Lower Field is to be maintained in 
perpetuity as an accessible green space for ecological and environmental benefits, 
delivering a BNG of 12.65% (habitat units) and 51.90% (hedgerow units). The contribution 
of the substantial solar PV was also afforded weight. 

7.1.4 Overall it was concluded that the significant economic and social benefits, collectively 
combined to constitute material considerations of sufficient weight to provide ‘very special 
circumstances’ that clearly outweighed the identified harm to enable planning permission 
22/0491/FUL to be granted subject to conditions and a S106 Legal Agreement. 

7.1.5 Following the grant of planning permission, a Non Material Amendment (23/1320/NMA) to 
planning permission 22/0491/FUL was granted for; ‘Internal and external amendments to 
Building 75, including alterations to the internal mezzanine, external window layout, and to 
the locations of the roller shutter access doors; The addition of Meet Me Room 2 (MMR2) 
in the northern corner of the central site; Minor internal footprint extension and façade 
alteration to the welfare/amenity Building 56 (to incorporate a Mezzanine level within the 
approved building footprint); The addition of a Waste Management Area adjacent to the 
sprinkler tanks on the southern edge of basecamp 1; Amendments to Buildings 73 & 74; 
Minor changes to the layout and positioning of the Sound Stages and associated offices 
(Buildings 52, 53, 58, 59, 60, 61, 62, 63, & 64), including the moving of the AHU facilities 
from the roofs of buildings 58 and 59, to adjacent at ground level, and the repositioning of 
several of the outbuildings; Addition of a small transformer station between buildings 63 and 
64; Amendments to the layout of the internal (non-adopted) roads and foot/cycleways 
across the site; Amendments to Island Site road layout, including changes to roundabout to 
retain tree T37 and inclusion of a 1.8m high acoustic fence on the south-eastern boundary; 
and Various associated site wide landscaping amendments’. 

7.1.6 The current application (23/1897/FUL) seeks minor material amendments to the approved 
scheme by varying the approved plans set out in condition 2 of 22/0491/FUL; varying the 
triggers for the delivery of conditions 4, 10 and 32; as well as a minor amendment to 
condition 19.  Additional details have also been provided with the current application to 



address the requirement of some of the conditions previously attached to 22/0491/FUL.  
The proposed development is described from section 3.15 above. 

7.1.7 The analysis below therefore focusses on the proposed amendments. 

7.1.8 It is relevant to note that the NPPF was updated in December 2023 following the grant of 
planning permission 22/0491/FUL, however, the changes to the NPPF are not considered 
material to the assessment of this application. 

7.2 Principle of Development 

7.2.1 The ‘Masterplan 2022 Planning Supporting Statement’ submitted with 22/0491/FUL set out 
that the proposed development will deliver essential new film making facilities that are 
intended to complement the existing WBSL film making enterprise at Leavesden to enable 
the company to respond to the increasing needs of productions including high-end TV and 
bigger budget ‘tent-pole’ film productions that can lead to sequels and become franchises.  
These productions require larger sound stages and sufficient production support facilities 
such as offices and workshops and the ability to create large sets on an expansive backlot 
area.  In addition, by the application and the added film-making capacity that would be 
created, WBSL seeks to increase the variety and quantity of productions that could be made 
at Leavesden and to offer a broader set of supporting services to enable productions to be 
based long-term at the Studio. 

7.2.2 Place Shaping Policy (PSP2) of The Core Strategy (adopted 2011) recognises the 
Leavesden Aerodrome site as including ‘the nationally important film studios’   and that the 
sustainable growth of the District’s economy will be supported by continuing to focus 
employment use within the key employment areas of the District including Leavesden 
Aerodrome. 

7.2.3 Policy CP1 of the Core Strategy (adopted October 2011) states that development must 
contribute to the sustainability of the District and recognises the need to maintain high levels 
of employment by attracting jobs and training opportunities for local people.  Policy CP6 of 
the Core Strategy (adopted October 2011) supports development that provides jobs, 
promotes skills and learning of the local workforce, and re-enforces the south-west 
Hertfordshire area’s existing economic clusters including film, printing and publishing, 
telecommunications and construction industries. 

7.2.4 In order to not compromise the ability of the Leavesden Studios to contribute to the national 
and regional economy both as a local employer and as a centre to contribute to the growth 
of the District, the Green Belt designation was removed from the built areas and from the 
land south east of the site (known as the Island Site). The open area of land known as the 
‘Backlot’ was retained in the Green Belt as an integral part of the Studios operation 
compatible with that nationally important film studios status.’ The revised Green Belt 
boundary is shown in the map site reference ‘GB1.’  The Site Allocations LDD (SALDD) 
(adopted November 2014), accordingly, recognises the ability of Leavesden Studios to 
contribute to the national and regional economy and, as noted, Policy SA8 of the SALDD 
sets out that the open area of land known as the ‘Backlot’ in the policy area, including part 
of the application site, shall be retained in the Green Belt ‘as an integral part of the Studio’s 
operation. As also noted, the ‘Island Site’ (where it falls within Three Rivers) falls within the 
Studios ‘operations’ area as identified by Policy SA8 outside the Green Belt.  Similarly, the 
‘Northern Access’ is outside of the Green Belt.  It is noted that the remainder of the 
application site and associated development proposals lie within the Green Belt.   

7.2.5 It was considered at the time of 22/0491/FUL that subject, accordingly, to the considerations 
relating to inappropriate development in the Green Belt, the principle of the proposed 
employment and associated development involving the expansion of the Leavesden 
Studios accorded with the generality of Policies PSP2, CP1 and CP6 of the Core Strategy 
(adopted October 2011) and Policy SA8 of the Site Allocations Local Development 



Document (adopted November 2014). The amendments proposed as part of this current 
S73 application are not considered to alter these conclusions.  The impact of the proposed 
development on the Green Belt, and all other material planning considerations are 
addressed below. 

7.3 Green Belt 

7.3.1 With the exception of the ‘Island Site’ and ‘Northern Access’, the application site is located 
within the Metropolitan Green Belt.   

7.3.2 As recognised by the NPPF chapter 13, the fundamental aim of Green Belt policy is to 
prevent urban sprawl by keeping land permanently open; the essential characteristics of 
Green Belts are their openness and their permanence. Once established, Green Belt 
boundaries should only be altered where exceptional circumstances are fully evidenced and 
justified.  Green Belts can shape patterns of urban development at sub-regional and 
regional scale, and help to ensure that development occurs in locations allocated in 
development plans. They help to protect the countryside, be it in agricultural, forestry or 
other use. 

7.3.3 The NPPF states that the Government attaches great importance to Green Belts. Paragraph 
152 of the NPPF sets out that inappropriate development is, by definition, harmful to the 
Green Belt and should not be approved except in very special circumstances. Paragraph 
154 states that the construction of new buildings constitutes inappropriate development in 
the Green Belt. The NPPF also states that LPAs should ensure that substantial weight is 
given to any harm to the Green Belt, and that very special circumstances for construction 
of new buildings in the Green Belt will not exist unless the potential harm by reason of 
inappropriateness, and any other harm, is clearly outweighed by other considerations. 

7.3.4 The five purposes of the Green Belt are set out at paragraph 143 of the NPPF as follows: 

 To check the unrestricted sprawl of large built up areas; 

 To prevent neighbouring towns from merging into one another; 

 To assist in safeguarding the countryside from encroachment; 

 To preserve the setting and special character of historic towns; 

 To assist in urban regeneration by encouraging the recycling of derelict land and 
other urban land. 

 
7.3.5 Paragraph 154 of the NPPF advises that a Local Planning Authority should regard the 

construction of new buildings as inappropriate development, subject to the following 
exceptions: 

a) buildings for agriculture and forestry;  
b) the provision of appropriate facilities (in connection with the existing use of land or a 

change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and 
allotments; as long as the facilities preserve the openness of the Green Belt and do not 
conflict with the purposes of including land within it;  

c) the extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building;  

d) the replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces;  

e) limited infilling in villages;  
f) limited affordable housing for local community needs under policies set out in the 

development plan (including policies for rural exception sites); and  
g) limited infilling or the partial or complete redevelopment of previously developed land, 

whether redundant or in continuing use (excluding temporary buildings), which would:  

- not have a greater impact on the openness of the Green Belt than the existing 
development; or  



- not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to meeting an 
identified affordable housing need within the area of the local planning authority.  
 

7.3.6 Paragraph 155 of the NPPF advises that certain forms of development are not inappropriate 
in the Green Belt provided that they preserve the openness of the Green Belt and do not 
conflict with the purposes of including the land within it.  These include the following: 

a) mineral extraction;  
b) engineering operations;  
c) local transport infrastructure which can demonstrate a requirement for a Green Belt 
location;  
d) the re-use of buildings provided that the buildings are of permanent and substantial 
construction;  
e) material changes in the use of land (such as changes of use for outdoor sport or 
recreation, or for cemeteries and burial grounds); and  
f) development, including buildings, brought forward under a Community Right to Build 
Order or Neighbourhood Development Order.  

 
7.3.7 At local level Policy CP11 of the Core Strategy (adopted October 2011) sets out that there 

is a general presumption against inappropriate development that would not preserve the 
openness of the Green Belt or which would conflict with the purposes of including land within 
it.  It also notes at criterion (d) that; ‘The Council will review ‘Major Developed Site in the 
Green Belt’ status in relation to Leavesden Aerodrome having regard to the important 
contribution the site is expected to make to meeting needs for housing and employment. 
That review was undertaken in the Site Allocations LDD 2014.  Whilst Policy CP11 pre-
dated the NPPF (2012), it reflects the wording of both the NPPF 2012, 2021 and 2023 and 
thus can be afforded weight as part of the decision making process.  

7.3.8 In relation to openness, the National Planning Practice Guidance 001 Ref: ID: 64-001-
20190/22 (NPPG) advises that assessing the impact of a proposal on the openness of the 
Green Belt, requires a judgement based on the circumstances of the case.  The NPPG 
notes that by way of example, the courts have identified a number of matters which may 
need to be taken into account in making this assessment.  These included, but are not 
limited to: 

 Openness is capable of having both spatial and visual aspects – in other words, the visual 
impact of the proposal may be relevant, as could its volume; 

 The duration of the development, and its remediability – taking into account any 
provisions to return the land to its original state or to an equivalent (or improved) state of 
openness; and 

 The degree of activity likely to be generated, such as traffic generation. 
 

7.3.9 The Committee report for 22/0491/FUL considered the impact of the development on the 
Green Belt as follows (paragraphs 7.3.11 – 7.3.28 below).  

7.3.10 It is noted that the NPPF paragraph numbers referenced reflect the pre-December 2023 
NPPF revisions. Whilst the paragraph numbers have now changed, the content of these 
Green Belt paragraphs has not. 

New Buildings 
 

7.3.11 The application proposes a number of substantial buildings to be sited within the Green 
Belt, including eleven new permanent sound stages; four ancillary production offices; three 
new workshops; an amenity building; and entrance building.  These would be located within 
the central part of the site which has historically been used as backlot and has permanent 
planning permission (15/1852/FUL) for such use. 



7.3.12 As set out above, paragraph 149 of the NPPF advises that a Local Planning Authority should 
regard the construction of new buildings as inappropriate development, subject to a limited 
number of exceptions.  The proposed buildings are not considered to fall within any of the 
exceptions set out in paragraph 149 and are therefore inappropriate development within the 
Green Belt by definition.  This position is acknowledged by the applicant. 

7.3.13 In addition to harm by virtue of inappropriateness it is considered that there would be harm 
by way of loss of openness as the buildings would infill the existing essentially open space 
between the Studio Tour and Studio Tour car park to the north-east and existing buildings 
to the south-west.  The buildings would vary in height with the sound stages would be up to 
21.5m at their highest. 

Re-Use of Buildings 
 

7.3.14 Paragraph 150 (d) of the NPPF advises that the re-use of buildings provided that they are 
of permanent and substantial construction, is not inappropriate development in the Green 
Belt provided that they preserve openness and do not conflict with the purposes of including 
the land within it. 

7.3.15 The application includes the conversion of L Stage to convert it to workshop space.  As part 
of the conversion a mezzanine level would be added.  L Stage is of permanent and 
substantial construction.  No alterations are proposed to the footprint, height, mass or 
external bulk of the building such that it is considered that this aspect of the proposal would 
preserve openness.  The conversion would not conflict with the five purposes of the Green 
Belt set out at paragraph 138 of the NPPF.  The conversion of L Stage would therefore be 
appropriate development within the Green Belt. 

Material Change of Use 
 

7.3.16 Paragraph 150 (e) of the NPPF advises that material changes in the use of land in the 
Green Belt are not inappropriate provided they preserve openness and do not conflict with 
the purposes of including the land within it. 

7.3.17 The application proposes ecological enhancements to the Lower Field; no built 
development is proposed.  It is also proposed that the Lower Field be publicly accessible – 
there is currently a footpath across this field to Old Mill Road.  It is considered that the 
proposed ecological enhancements and public recreational use would maintain openness 
and would not conflict with the purposes of including land within the Green Belt. 

7.3.18 Backlot 2 to the west of the main Studios site currently benefits from temporary planning 
permission to allow external film production for a two year period up to 26 February 2023.  
The development (20/2667/FUL) was considered to constitute inappropriate development; 
resulted in harm to openness; conflicted with purposes of including land within the Green 
Belt; and had a detrimental impact on the character, appearance and visual amenity of the 
area.  However, it was considered that the economic benefits combined with the temporary 
nature of the development, collectively combined to constitute material considerations of 
sufficient weight to amount to ‘very special circumstances’ that clearly outweighed the 
identified harm to the Green Belt enabling planning permission to be granted subject to 
conditions.  Whilst the planning history is a material consideration, the granting of temporary 
planning permission must not necessarily preclude the grant of full planning permission. 

7.3.19 The current application proposes to make the current use of Backlot 2 for external film 
production permanent. 

7.3.20 The submitted Operational Management Plan (summarised at paragraph 3.6.1.4 above) 
sets out parameters in accordance with which the permanent use would operate. 



7.3.21 No permanent buildings are proposed to be constructed on Backlot 2.  Temporary structures 
where required would not exceed 15 metres in height, except with express notification to 
and prior approval from TRDC and will be removed when no longer required, or within 24 
months (whichever is sooner).  Temporary structures and storage would be kept away from 
site boundaries with a minimum separation of 20 metres.  No permanent lighting is 
proposed, however, where lighting is required it would be directed into the site.   

7.3.22 Whilst there is existing vegetation to the application site boundaries which is proposed to 
be substantially enhanced as part of the application, the application site and the activities 
taking place upon it would be visible as would the presence of structures.  Views from the 
immediate adjacent public footpath (Gypsy Lane) would be very restricted due to the deep 
cut nature of the track and the proposed set back of the filming activities from the boundary.  
However, it is recognised that Backlot 2 and the construction and activities taking place 
there would be visible, particularly in longer range views including from Langleybury Lane 
to the west, albeit that those uses of Backlot 2 would be read against the backdrop of the 
existing WBSL site beyond it. 

7.3.23 The extent of the spatial and visual impact of the activities undertaken on Backlot 2 would 
to a degree vary depending on the number, height and nature of any temporary structures 
in place at any one time which it is recognised is unknown, albeit restricted in part due to 
the area available and requirement to maintain minimum 20m spacing to the boundaries.  
Whilst the absence of temporary structures would reduce the impact on openness, the use 
of the field for filming by virtue of the activity taking place, would still have some impact on 
openness. Having regard to the proposed use there would be a clear harmful spatial impact 
resulting from the presence of temporary structures across a large parcel of land and a 
noticeable change in the amount of on-site activity compared with the site’s previous use 
which was free of built form development. In addition to the spatial impact, the site is 
evidently visible from nearby public vantage points and the proposal will alter its rural 
character from that of an open field (prior to its existing temporary use) to something which 
would appear more urban in character. There is a degree of landscaping to the south, which 
is proposed to be enhanced, however, this would not mitigate the harmful visual intrusion 
that the proposal would have on what is a rural setting within the Green Belt. 

7.3.24 Access and egress would be via the existing Studio backlot. Parking would be within the 
existing Studio complex with vehicles accessing the application site limited to those for 
construction or filming support.   

7.3.25 With regards to the five purposes of including land within the Green Belt: 

1. To check the unrestricted sprawl of large built up areas; 
2. To prevent neighbouring towns from merging into one another; 
3. To assist in safeguarding the countryside from encroachment; 
4. To preserve the setting and special character of historic towns; 
5. To assist in urban regeneration by encouraging the recycling of derelict land and other 

urban land. 
 

7.3.26 While the site is not within or arguably adjacent to a ‘large built up area,’ the construction of 
the proposed large structures on the application site could amount to urban sprawl in conflict 
with criterion (1).  The site does currently provide open space and a rural buffer between 
areas of built development.  The development would result in the use of land up to the A41 
boundary (20m set back) and would diminish the existing green/open buffer.  There would, 
therefore, be conflict with criterions (2) and (3).  There would be no material impact on the 
setting or special character of any historic town (criterion 4) and the proposed development 
comprising the expansion of the existing Leavesden Studios does not relate to urban 
regeneration or have any potential to prevent urban regeneration (criterion 5). 

Green Belt Summary 
 



7.3.27 The re-use of L Stage would be an appropriate form of development within the Green Belt 
in accordance with Paragraph 150 (d) of the NPPF.  The proposed new buildings would not 
fall within any of the exceptions listed at paragraph 149 of the NPPF and would be 
inappropriate by definition.  There would be additional harm to openness.  In relation to the 
material change of use of the land, the proposed ecological enhancements to the Lower 
Field would be appropriate within the Green Belt and would not conflict with any of the 
proposes of including land within the Green Belt.  The creation of a permanent Backlot 2 
would have an adverse impact on the openness of the Green Belt and would conflict with 
purposes of including land within the Green Belt. 

7.3.28 Overall, therefore, the development would constitute inappropriate development within the 
Green Belt and would also have a harmful impact on the openness of the Green Belt. The 
NPPF makes it clear that inappropriate development is, by definition, harmful to the Green 
Belt and should not be approved except in very special circumstances. Paragraph 148 of 
the NPPF states that local planning authorities should ensure that substantial weight is 
given to any harm to the Green Belt and ‘very special circumstances’ will not exist unless 
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. 

Current Application - 23/1897/FUL 
 

7.3.29 The amendments proposed as part of this current S73 application which are set out in full 
at Section 3 above are not considered to alter the above conclusions.  Overall, the 
development would constitute inappropriate development within the Green Belt and would 
also have a harmful impact on the openness of the Green Belt. The NPPF makes it clear 
that inappropriate development is, by definition, harmful to the Green Belt and should not 
be approved except in very special circumstances. Paragraph 153 of the NPPF states that 
local planning authorities should ensure that substantial weight is given to any harm to the 
Green Belt and ‘very special circumstances’ will not exist unless 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. 

7.4 Any other harm 

7.4.1 The following sections will now assess whether there would be any other harm associated 
with the development in addition to its inappropriateness and impact on the openness of 
the Green Belt. 

7.5 Character and Appearance (including impact on the landscape) 

7.5.1 Paragraph 131 of the NPPF states that: 

“The creation of high quality, beautiful and sustainable buildings and places is fundamental 
to what the planning and development process should achieve. Good design is a key aspect 
of sustainable development, creates better places in which to live and work and helps make 
development acceptable to communities…” 
 

7.5.2 Paragraph 135 of the NPPF states amongst other things that: 

“Planning policies and decisions should ensure that developments:  
 

a) will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development;  

 
b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  

 



c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities); and 

 
f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience.” 
 

7.5.3 Paragraph 139 of the NPPF states that: 

“Development that is not well designed should be refused, especially where it fails to reflect 
local design policies and government guidance on design, taking into account any local 
design guidance and supplementary planning documents such as design guides and codes.  
Conversely, significant weight should be given to (a) development which reflects local 
design policies and government guidance on design, taking into account any local design 
guidance and supplementary planning documents such as design guides and codes: and/or 
(b) outstanding or innovative designs which promote high levels of sustainability, or help 
raise the standard of design more generally in an area, so long as they fit in with the overall 
form and layout of their surroundings.”  
 

7.5.4 Policy CP1 of the Core Strategy (adopted October 2011) advised amongst other things that: 

“All development in Three Rivers will contribute to the sustainability of the District. This 
means taking into account the need to: 
 
n) Promote buildings and public spaces of a high enduring design quality that respects local 
distinctiveness, is accessible to all and reduces opportunities for crime and anti-social 
behaviour” 
 
Whilst this criterion talks about buildings and public spaces it stresses the importance of 
design quality and local distinctiveness. 
 

7.5.5 In accordance with the requirements of Policy CP12 of the Core Strategy (adopted October 
2011) development should amongst other things: 

“a) Have regard to the local context and conserve or enhance the character, amenities and 
quality of an area. 
d) Make efficient use of land whilst respecting the distinctiveness of the surrounding area in 
terms of density, character, layout and spacing, amenity, scale, height, massing and use of 
materials” 
 

7.5.6 The Committee report for 22/0491/FUL considered the impact of the development on 
character, appearance and landscape as follows (paragraphs 7.5.8 – 7.5.29 below).  

7.5.7 It is noted that the NPPF paragraph numbers referenced reflect the pre-December 2023 
NPPF revisions. Whilst the paragraph numbers have now changed, the content of these 
paragraphs has not. 

Character 
 

7.5.8 In terms of land use, the area including the application site is mixed in character.  To the 
north-east of the main application site is the existing Studios and Studio Tour.  To the north-
west is the residential area of Abbots Langley.  To the west of the site are open fields with 
some residential roads and individual properties.  To the north-east on Aerodrome Way 
there are existing commercial units at Leavesden Park with residential properties beyond 
to the east.  To the south is the residential area of Watford beyond the A41 North Orbital 
Road. 



7.5.9 Whilst it is acknowledged that part of the site is within the Green Belt, having regard to the 
mixed character of the area including the existing Studios and Studio Tour, it is considered 
that the proposed uses of the application site would not be out of character with the 
generality of existing uses of land in its locality. 

7.5.10 The proposed sound stages on the ‘Central Site’ (2A - 2K on submitted plans) would range 
in height from 18m on the outer edge up to 21m within the centre of the site.  Their design 
would follow the scale, colour and profile of the existing stages.  The ancillary offices would 
be lower, up to 12m in height and would include active frontages.  The new workshops 
would be 14.5m to eaves height. 

7.5.11 The Studio Parking Deck would range from 11m – 15m in height, the lower height closest 
to residential properties in Ashfields to the east.  A number of solid walls and horizontal 
banding are proposed to create the appearance of the building.  The Pedestrian Bridge 
Access will provide access from the Studio Parking Deck to the Studio Site.  This would be 
100m in length with a road clearance height of 5.5m.  Extensive landscaping is proposed 
around the perimeter of the ‘Island Site’ and across the development site more widely, 
including the Lower Field.  

7.5.12 There are a range of existing building heights within the wider WBSL site and area and it is 
considered that the proposed building heights, whilst relatively tall, would not be 
inappropriate for the proposed uses or out of character with existing studio development.  It 
is also noted that the height of the Studio Parking Deck is of a similar order to that previously 
approved for the Island Site.  

7.5.13 In summary it is considered that the proposed uses, the height and scale of the proposed 
buildings, and the site coverage by buildings and hard surfaced areas would not be 
demonstrably harmful to the existing built character of the area and the pattern and form of 
development in the area.     

Layout & Appearance 
 

7.5.14 The positioning of the Studio Deck Car Park and support facility (Building 75) on the Island 
Site are restricted to an  extent by the size of the Island Site. However, their central position 
within it allows for spacing to be maintained to the boundaries of the Island Site and also 
for the inclusion of landscaping to the perimeter, including a visual and acoustic bund to the 
eastern side of the Island Site.  Their layout and appearance is considered materially 
unobjectionable.  The structure will include a proportion of solid walls and horizontal banding 
to add interest whilst also screening cars from view.   

7.5.15 The proposed sound stages on the ‘Central Site’ (2A Stage - 2K Stage on submitted plans) 
have been sited such that the lower height ancillary offices would be located closer to the 
boundary, albeit set back behind extensive planting, with the higher sound stages more 
centrally located.  This layout would also enable the creation of a more active frontage to 
the more prominent street facing elevations through the design and details such as 
windows/openings on the proposed office frontages.  The materials and straw colour of the 
existing sound stages would be carried through to the proposed development ensuring 
visual continuity and the assimilation of the proposed buildings with the existing studio. 

7.5.16 The proposed pedestrian access bridge would provide a link for staff and visitors from the 
Studio Deck car Park to the main Studio site.  This entrance will be served by a dedicated 
security building, acting as the arrival tower for visitors coming from the Island Site parking 
structure via the footbridge and will include a security hub, WC facilities and secure bicycle 
and golf buggy parking and charging. 

7.5.17 Details of the proposed materials are included on the submitted plans and it is considered 
reasonable and necessary to impose a condition requiring that the development is 
completed in accordance with these details in order to ensure that the materials are of 



appropriate quality and appearance and to ensure consistency of approach within the 
development site and wider WBSL site. 

7.5.18 In summary, it is considered that the layout and appearance of the buildings is acceptable 
and would result in a high quality design solution as advocated by the NPPF and Policy 
CP12 of the Core Strategy (adopted October 2011). 

Impact on views and the landscape 
 
7.5.19 In order to assess the visual impact of the development on relevant visual receptors and 

the character and appearance of the landscape, the applicant has submitted a Landscape 
and Visual Impact Assessment (LVIA) within their Environmental Statement (ES).  

7.5.20 A 2.5km study area was chosen based on the Zone of Theoretical Visibility (ZTV) as the 
visibility of the proposed development beyond this distance will become limited.  The 
assessment judges the potential effects of the proposals on the landscape and visual 
receptors that have been identified.  The significance of a landscape and visual effect is 
determined by consideration of the sensitivity of the landscape and visual receptors and the 
magnitude of the landscape and visual effect as a result of the proposals.  This follows the 
Guidelines for Landscape and Visual Impact Assessment, (GLVIA) 3rd Edition, Landscape 
Institute (LI) and Institute for Environmental Management and Assessment (IEMA) (2013). 

7.5.21 Landscape effects arise either as a result of direct changes as a result of development in 
the physical elements of the receiving landscape, or from indirect effects on the character 
and quality of the surrounding landscape.  Visual effects arise from changes in character 
and the quality of views resulting from a proposed development.  In both cases, effects that 
are moderate (including slight to moderate) or above are considered to be significant for the 
purposes of the Environmental Impact Assessment. 

7.5.22 A baseline study is undertaken. This is to record the existing landscape conditions against 
which the effects of the proposed development will be assessed. 

7.5.23 The LVIA considers the impact on 3 types of receptor, these being residential streets/areas, 
transport routes and recreational areas.  A number of representative viewpoints (14) have 
been selected within the study area to illustrate how the site is experienced by the identified 
visual receptors. 

7.5.24 With regards to Primary Mitigation, key mitigation measures have been incorporated into 
the proposals which aim to minimise the initial predicted impacts.  These include: 

 Retention of historic lane (Gypsy Lane) that runs through the site; 

 Retention of PROW no. 40; 

 Retention of TPO trees along Gypsy Lane and within the Western Site; 

 Island Site building heights in accordance with approved parameters; 

 Introduction of low planted earth mounds to north and east of Island Site; 

 Introduction of planted earth mounds around the Western Site’s western field 
(Backlot 2); 

 Ecological enhancements in the Lower Field including hedgerow planting, orchard 
and woodland planting; 

 Introduction of woodland matrix along western side of Gadeside. 
 

7.5.25 The principal sources of change to landscape and resources and visual amenity arise from 
the introduction of new built form and landscape elements.  The changes that could occur 
to the landscape can be separated into temporary (that occur during construction) and 
permeant changes that occur at completion (post construction and during the operation of 
the site).  Some of these changes may be beneficial, resulting in an improvement on quality 
or landscape resources, while others may be adverse.  Some changes may initially be 



adverse, but on establishment and maturity may result in a gradual improvement as new 
landscape resources replace old or supplement existing. 

7.5.26 The LVIA states that out of the 11 visual receptors assessed, 6 will have significant adverse 
visual effects during construction.  By completion this is reduced to 5.  Over time with the 
primary mitigation in the form of earth bunds and the detailed planting proposals taken into 
account the planting will begin to mature.  The woodland planting will thicken and will begin 
to screen the proposed development including Backlot 2.  Five to 10 years after completion 
the woodland planting will reduce the visual effects.  After 15 years there are not expected 
to be any significant adverse effects on the landscape character of the visual amenity of the 
11 receptors identified.  The degree of visual effects on the residential receptors from The 
Maltings and Old Mill Road will reduce to slight adverse and therefore not significant as the 
planting within the Studios matures.  The visual receptors using Gypsy Lane and PROW 
no. 40 will also reduce to slight adverse and therefore not significant.  The LVIA concludes 
therefore that there will be no significant landscape or visual effects after 15 years on any 
of the receptors. 

7.5.27 Officers agree with the conclusion of the LVIA with regards to the impact of the proposed 
development on views and on landscape character. 

7.5.28 In summary, there will be some significant adverse visual effects during construction, 
however, over time with the implementation of the primary mitigation proposed, the impact 
will reduce such that there would likely be no significant harmful landscape or visual effects 
resulting from the proposed development after 15 years. 

Character & Appearance (including impact on the landscape) – Conclusion 
 

7.5.29 Overall and on balance, although the buildings would be large and would be significant 
features, the scale, layout and design of the proposed development would be acceptable 
and would not have demonstrably harmful impacts on the character and appearance of the 
street scene(s), the general locality or the wider landscape.  The proposed development 
would represent the quality of design sought by the NPPF and Core Strategy and would be 
acceptable in this regard.  In relation to landscape impact, there will be some significant 
adverse visual effects during construction, however, over time with the primary mitigation 
proposed in place, the impact will reduce and there will be no significant landscape or visual 
effects after 15 years. 

Current Application - 23/1897/FUL 
 

7.5.30 The amendments proposed as part of this current S73 application which are set out in full 
at Section 3 above are not considered to alter the above conclusions.  Overall and on 
balance, although the buildings would be large and would be significant features, the scale, 
layout and design of the proposed development would be acceptable and would not have 
demonstrably harmful impacts on the character and appearance of the street scene(s), the 
general locality or the wider landscape.  The proposed development would represent the 
quality of design sought by the NPPF and Core Strategy and would be acceptable in this 
regard.  In relation to landscape impact, there will be some significant adverse visual effects 
during construction, however, over time with the primary mitigation proposed in place, the 
impact will reduce and there will be no significant landscape or visual effects after 15 years. 

7.6 Heritage & Archaeology 

7.6.1 The Grade II* Listed Hunton Park and Grade II Listed Dairy at Hunton Park are located to 
the north of the site.  Hunton Bridge Conservation Area is sited beyond, approximately 750m 
to the north-west of the site.   

7.6.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 



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

7.6.3 Paragraph 201 of the NPPF advises that: 

“Local planning authorities should identify and assess the particular significance of any 
heritage asset that may be affected by a proposal (including by development affecting the 
setting of a heritage asset) taking account of the available evidence and any necessary 
expertise. They should take this into account when considering the impact of a proposal on 
a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation 
and any aspect of the proposal.”  

 
7.6.4 Paragraphs 205 and 206 of the NPPF state 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). This is irrespective of 
whether any potential harm amounts to substantial harm, total loss or less than substantial 
harm to its significance.”  
 
“Any harm to, or loss of, the significance of a designated heritage asset (from its alteration 
or destruction, or from development within its setting), should require clear and convincing 
justification.” 
 

7.6.5 Paragraph 208 of the NPPF advises that:  

“Where a development proposal will lead to less than substantial harm to the significance 
of a designated heritage asset, this harm should be weighed against the public benefits of 
the proposal…”   
 

7.6.6 The NPPG advises that public benefits may follow from many developments and could be 
anything that delivers economic, social or environmental objectives as described in the 
NPPF.  Public benefits should flow from the proposed development.  They should be of a 
nature or scale to be of benefit to the public at large and not just be a private benefit.  
However, benefits do not always have to be visible or accessible to the public in order to be 
genuine public benefits. 

7.6.7 Policy DM3 of the Development Management Policies LDD advises that the Council will 
preserve the District’s Listed Buildings and that “Applications will only be supported where 
they sustain, conserve and, where appropriate, enhance the significance, character and 
setting of the asset itself and the surrounding historic environment.” 

7.6.8 Application was accompanied by a Heritage Statement (March 2022) prepared by Terence 
O’Rourke which provided an appraisal of the potential effects of the proposed development 
on heritage assets.  The report concluded that the proposed development was not predicted 
to result in any changes to the setting of designated or non-designated heritage assets that 
could harm their significance.   

7.6.9 The application, including Heritage Statement, was reviewed by the Heritage Officer.  They 
noted that the north-west corner of the application site would be preserved as verdant field 
(‘Lower Field’) and would benefit from ecological enhancements.  They considered that this 
would preserve the setting of the adjacent Conservation Area. 

7.6.10 Taking into consideration the distance of the other assets from the application site, the 
extent of existing development within the WBSL site, as well as other residential 



development within the area and the existing landscaping and topography, the Heritage 
Officer considered it unlikely that the proposed development would have an adverse effect 
on the significance of the surrounding heritage assets.  They noted that any views of the 
structures within the application would only be glimpsed so the visual impact (if any) would 
be low and structures located in the Backlot would not be permanent.   

7.6.11 The Heritage Officer raised no objection to the proposal which they considered would be 
compliant with section 16 of the NPPF ‘Conserving and enhancing the historic environment’ 
as well as Section 66(1) & 72(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990.  The development was also considered to accord with Policy DM3 of the 
Development Management Policies LDD (adopted July 2013) in this regard. 

7.6.12 The Heritage Statement has been re-submitted with the current S73 application. The 
Heritage Officer has reviewed the current application and notes that the changes to the 
proposed built development are minor and they therefore have no further comments to 
make. 

Archaeology 
 

7.6.13 Policy DM3 of the Development Management Policies LDD (adopted July 2013) advises 
that where an application site includes, or is considered to have the potential to include, 
heritage assets with archaeological interest, it must be accompanied by an appropriate 
desk-based assessment and, where desk-based research is insufficient to properly assess 
the interest, a field evaluation.  

7.6.14 There are a number of Areas of Archaeological Significance in the District.  Whilst no part 
of the application site falls within one of these identified areas, the history of the site and its 
former use are recognised and there have been a number of archaeological investigations 
across the site over years.  Having reviewed the outcomes of previous investigations it was 
considered appropriate as part of the current proposals, to assess the potential of the below 
ground archaeological resource in the remaining areas which had not been previously 
investigated.   

7.6.15 A magnetometry survey was undertaken on the land to the west/north-west of the existing 
Studio (Backlot 2) and the Lower Field prior to the submission of 22/0491/FUL.  The survey 
did not identify any anomalies of possible or probable archaeological origin.  As such it was 
considered that no archaeological finds or features warranting undesignated or non-
designated heritage asset recognition would be directly affected by the development.  The 
development was, accordingly, considered to accord with Policy DM3 of the Development 
Management Policies LDD (adopted July 2013) in this regard.  The amendments proposed 
as part of this current S73 application which are set out in full at Section 3 above are not 
considered to alter the above conclusions.   

7.7 Impact on Neighbours 

7.7.1 Paragraph 135 of the NPPF advises that planning policies and decisions should ensure that 
developments create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future users; and 
where crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience.  

7.7.2 Policy CP6 of the Core Strategy (adopted October 2011) advises that the Council will 
support development that sustains parts of the District as attractive areas for business. 

7.7.3 Policy CP12 of the Core Strategy (adopted October 2011) states that the Council will expect 
development proposals to protect residential amenities. 



7.7.4 The closest residential properties to the east of the ‘Island Site’ are those on Ashfields 
(within Watford Borough Council area).  It is acknowledged that planning application 
15/1852/FUL (see 1.3.22) granted outline consent for development on the Island Site in the 
form of 13,200m2 of support facilities such as workshops, production services and offices.  
480 car parking spaces were also proposed.  The consent was for a building up to 15m in 
height.  The Studio Parking Deck proposed on the Island Site as part of this current 
application follows these above approved parameters in that would be a maximum of 15m 
in height adjacent to Gadeside, with a lower height of 11m to the east closest to Ashfields.  
It is also noted that the Parking Deck has been designed to look more like a building (rather 
than open sided car park), with a greater proportion of solid to open walls and horizontal 
banding.  The south-east corner of the Studio Deck Car Park would be over 80 metres from 
the closest property in Ashfields.  It is also noted that a detailed landscape strategy has 
been submitted with the application and includes extensive landscape planting around the 
Island Site, particularly the eastern boundary, and includes a planted earth mound to act as 
both a visual and acoustic barrier.  

7.7.5 The support facility (Building 75 on the submitted plans) on the Island Site will be used for 
set lighting.  The building will have a maximum height of 11m, reflecting the lower height of 
Studio Parking Deck.  As with the parking deck, extensive landscaping is proposed around 
the perimeter. The eastern flank elevation of Building 75 would be located approximately 
90 metres from the closest properties on Ashfields. 

7.7.6 Whilst it is acknowledged that the Studio Parking Deck and support facility (Building 75) 
would be large structures that would be visible to properties to the east, it is considered that 
the separation distances maintained would be sufficient to ensure that there would be no 
demonstrable harm through either overshadowing, loss of light or overlooking.  Additionally 
and as noted above, a comprehensive landscaping strategy is proposed to soften the 
development and would serve in part as a visual barrier. 

7.7.7 The pedestrian access bridge would be substantially screened from properties to the east 
by the Studio Parking Deck and support facility (Building 75) so would be likely to have no 
adverse impact on residential amenity.  The sound stages and supporting offices/workshops 
would be separated from residential properties to the south by the North Western Avenue, 
with a separation distance of over 100m at the closets point.  The offices would front 
Gadeside (with North Western Avenue beyond) with the higher sound stages located more 
centrally within the site away from the site boundaries.  The buildings on this part of the site 
would be read against the backdrop of existing Sound Stages and supporting buildings 
within the wider WBSL site and it is not considered, accordingly, that they would result in 
demonstrable harm through either overshadowing or loss of light or overlooking.   

7.7.8 To the west of the application site there are individual residential properties and residential 
roads.  The residential part of Gypsy Lane adjoins the site boundary and the Lane itself 
continues through the site as a public footpath between the proposed Backlot 2 and Lower 
Field.  Properties to the north on Gypsy Lane are located to the opposite side of the railway 
from Backlot 2 and the Lower Field.  The application site does wrap around the railway, 
however, the closest proposed building (Building 72) would be sited some distance from 
Gypsy Lane.  There would be views of Backlot 2 (and the wider site beyond) from Gypsy 
Lane where it continues as a public footpath between the proposed Backlot 2 and Lower 
Field, however, the nature of the lane as a deep-cut lane would serve to restrict views.  In 
addition a comprehensive landscape strategy is proposed to complement the existing 
vegetation/planting.  The submitted Operational Management Plan (OMP) for Backlot 2 
states that no temporary structures will exceed 15m in height without prior approval from 
the LPA and that no structure or storage will be located within 20m of any highway or public 
right of way.  As such, whilst there would be views, it is not considered that the development 
or temporary structures would result in demonstrable harm to neighbouring amenity or the 
amenity of users of the public footpath, through visual intrusion, overshadowing or loss of 
light. 



7.7.9 There are residential properties on The Maltings which adjoin the Lower Field where 
ecological enhancements are proposed as part of the development.  Built development is 
not proposed on the Lower Field and it is not considered that the ecological enhancements 
or public access to the Lower Field would result in demonstrable harm to neighbouring 
amenity. 

7.7.10 In conclusion, it is considered that the proposal would not result in levels of visual intrusion, 
overshadowing, overlooking or loss of light to justify the refusal of planning permission.   

7.8 Pollution – Air Quality 

7.8.1 Paragraph 180 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by amongst other considerations:  

(e) Preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans; 
 

7.8.2 The NPPG provides guidance as to when air quality would be relevant to a planning 
decision.  In summary, it states that when deciding whether air quality is relevant to a 
planning application, considerations could include whether the development would, 
amongst other considerations: 

 Significantly affect traffic in the immediate vicinity of the proposed development site or 
further afield.  

 Introduce new point sources of air pollution e.g. furnaces.  

 Give rise to potentially unacceptable impact (such as dust) during construction for 
nearby sensitive locations. 

 
7.8.3 In relation to air quality, Policy DM9 of the Development Management Policies LDD 

(adopted July 2013) advises that development will not be permitted where it would: 

i. Have an adverse impact on air pollution levels, particularly where it would 
adversely affect air quality in an Air Quality Management Area and/or 

ii. Be subject to unacceptable levels of air pollutants or disturbance from existing 
pollutant sources. 
 

7.8.4 Application 22/0491/FUL was accompanied by an Environmental Statement.  Chapter 8 of 
the Environmental Statement dealt specifically with air quality.  The application was also 
accompanied by a Construction Environment Management Plan (CEMP).  An 
Environmental Statement Addendum has been prepared in support of the current 
application and is to be read alongside the original full Environmental Statement.  The 
Addendum identifies that no amendments were required to Chapter 8 ‘Air Quality’ as a result 
of the current S73 Application.   

7.8.5 The assessment of construction phase impacts indicates that the proposed development 
will constitute a medium dust risk for demolition and construction activities and a low risk 
for earthworks and trackout activities. The consultant states that for the site the general 
mitigation measures applicable to a medium risk site should be applied. 

7.8.6 The assessment of operation phase impacts utilised dispersion modelling.  Predicted 
concentrations indicate that emissions from the proposed development will have a 
negligible impact on annual mean concentrations of NO2, PM10 and PM2.5 at existing and 
new receptors and no further mitigation is considered necessary. 



7.8.7 The Environmental and Protection Officer recommended that conditions be applied to any 
permission granted requiring the development to be carried out in accordance with the 
CEMP, specifically with reference to Section 8: Air Quality & Dust.  They also suggested an 
informative relating to the use of vehicles (that are involved in demolition, earthworks, 
construction etc.) that meet the most recent European emissions standards and the use of 
ultra-low emissions vehicles.  These conditions remain relevant.  The Environmental and 
Protection Officer has raised no objection to the current S73 variation application. 

7.8.8 In summary, it is concluded that there would be no adverse impacts with regards to air 
quality as a result of the development.  The proposed development in this respect complies 
with the NPPF (2023) and Policy DM9 of the Development Management Policies LDD 
(adopted July 2013). 

7.9 Pollution – Noise & Vibration 

7.9.1 Paragraph 184 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by amongst other considerations:  

(e) Preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans; 
 

7.9.2 Policy DM9 of the Development Management Policies LDD (adopted July 2019) sets out 
that planning permission will not be granted for development that has an unacceptable 
adverse impact on the indoor and outdoor acoustic environment of existing or planned 
development, has an unacceptable adverse impact on countryside areas of tranquillity 
which are important for wildlife and countryside recreation. 

7.9.3 Application 22/0491/FUL was accompanied by a Noise Assessment (ref. 206/0600/R2, 
March 2022) prepared by RSK Acoustics.  The Assessment considered noise from 
construction, road traffic noise and noise associated with the soundstages and Backlot 2.  
It acknowledged that the proposal included elements that had the potential to produce noise 
with risks of disturbance to nearby residents. It therefore set out how the design, including 
landscaping, had sought to minimise noise emissions where practical. The Assessment 
concluded that noise impacts would be minor, but if necessary, conditions could be attached 
to any permission if granted. 

7.9.4 The Council’s Environmental Health Officer (EHO) reviewed the submitted details.  They 
noted that the critical potential noise sources would emanate from: temporary construction 
noise; use of Backlot 2; multi-storey car park; additional road traffic; equipment hire facility; 
and mechanical service plant items. 

7.9.5 In relation to construction noise, it was acknowledged that this would be temporary.  In order 
to minimise the noise impact, the EHO advised that contractors should comply with the 
relevant British Standard BS5228.  The submitted Construction and Environmental 
Management Plan (CEMP) included this requirement. 

7.9.6 In relation to Backlot 2, there would be some noise during construction of sets, however, as 
with construction generally it was considered that this would be controlled through 
measures in the CEMP.  The EHO did not consider that noise would be excessive.  In 
relation to the use of Backlot 2, the application was submitted with an ‘Operational 
Management Plan for Backlot 2 (OMP)’ which included a number of measures where 
advance notification and/or prior approval of the Local Planning Authority is required, for 
example in relation to lighting, night shoots and special effects.  The OMP also detailed 
WBSL’s standard procedure where neighbour notification letters are distributed to 
approximately 5,000 homes in the vicinity in advance of filming activity incorporating night 



shoots and/or special effects.  Compliance with the OMP was a condition of the grant of 
consent. 

7.9.7 In relation to the multi-storey car park, the EHO noted that the proposed design sought to 
limit noise impact on receptors through its design and also through the construction of a 
bund and landscaping to provide acoustic shielding for vehicular noise.   

7.9.8 In relation to additional road traffic, the assessment indicated negligible noise impact, with 
only one road link assessed with a minor disturbance.  The EHO did not dispute these 
conclusions but recommended that WBSL should carefully enforce speed limit restrictions 
to control noise pollution. 

7.9.9 The mechanical ventilation strategy for new proposed stages, buildings, offices, amenity 
areas and toilets was considered acceptable by the EHO.  They noted that, understandably, 
the Air Handling Units incorporate sound attenuators to reduce fan noise.  They required 
that the future cumulative effect of all plant items should conform with values obtained in 
RSKA's report indicating the representative background noise limits for residents at 
Greenbank Road/Courtlands Close and Aerodrome Way/Ashfield and Poundfield (using the 
principles contained in BS 4142:2014+A1:2019).  

7.9.10 The current S73 Application has been accompanied by an Acoustic Assessment Technical 
Note ref. 20230606-0 M5 v1.3 (November 2023). The Technical Note confirms that the 
current application would not result in any notable changes to traffic / vehicle numbers, or 
noise generating activities and concludes that the changes proposed do not alter anything 
previously assessed or the conclusions of the March 2022 report. 

7.9.11 The current S73 Application proposes a variation to the wording of Condition 19 for clarity 
as there is concern that the specific location of assessment is not currently clearly defined, 
and that the absolute value noise limits are not set relative to the noise climate in each 
location.  The EHO has reviewed the suggested amended wording and raises no objection 
as they consider that the condition will ensure that nearby residential properties are not 
subjected to excessive noise and disturbance. 

7.9.12 In summary, it is considered that subject to conditions as discussed above, there would be 
no material adverse impacts with regards to noise as a result of the development.  The 
proposed development, accordingly, complies with the NPPF (2023) and Policy DM9 of the 
Development Management Policies LDD (adopted July 2013) in this regard. 

7.10 Pollution – Light 

7.10.1 Paragraph 180 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by amongst other considerations:  

(e) Preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans; 
 

7.10.2 Policy DM9 of the Development Management Policies LDD (adopted July 2013) states in 
relation to lighting proposals, that development proposals which include external lighting 
should ensure that: 

i. Proposed lighting schemes are the minimum required for public safety and security 
ii. There is no unacceptable adverse impact on neighbouring or nearby properties 
iii. There is no unacceptable adverse impact on the surrounding countryside  
iv. There is no dazzling or distraction to road users including cyclists, equestrians and 

pedestrians 



v. Road and footway lighting meets the County Council’s adopted standards 
vi. There is no unacceptably adverse impact on wildlife 
vii. Proposals in the vicinity of habitats and habitat features important for wildlife 

ensure that the lighting is sensitively designed to prevent negative impacts on use 
of these habitat features. 
 

7.10.3 Application 22/0491/FUL was accompanied by an External Lighting Strategy and Impact 
Assessment (March 2022) prepared by Ramboll.  The purpose of the report was to assess 
the impact of the site’s proposed external lighting design strategy.  In order to minimise 
obtrusive lighting and comply with best practice/guidance, the lighting strategy adopted the 
following principles: 

 No excessive lighting levels, aim for lowest compliant lighting 

 Avoid directional or vertical illumination. Mount horizontally with minimal tilting 

 Position lighting to avoid sensitive areas 

 Maximise uniformity 

 Keep Light Column height as low as possible, ideally below 9m 

 Minimise light spill, zero upward light (flat cut lanterns required) 

 Restrict timing to avoid bat activity, time clock and contractor controlled is recommended 

 Locate luminaires in appropriate places to avoid light spilling to unwanted zones. 
 

7.10.4 The lighting strategy proposed general lighting for use during site operation (dusk – 11pm) 
and safety lighting post curfew (11pm – 6am).  General lighting will utilise both building 
mounted fittings and column mounted fixtures, whereas safety lighting will mainly utilise 
column mounted fittings.  The site is divided into zones, taking into account the nature of 
the area and to minimise the impact of lighting on the surrounding environment.  Light fittings 
in zone E4 (middle of the site away from site boundaries with sensitive receptors) will be 
mounted above roller shutter doors at high level to reduce blinding effect on drivers within 
the site and to increase safety. In zone E3 lighting will mainly consist of column fittings not 
higher than 8m and some building lighting.  In zone E2 (western part of Backlot 2, east of 
Gypsy Lane) lighting will utilise a combination of bollard fittings and lighting columns as 
appropriate.  In zone E1 (Lower Field) lighting is not proposed.   

7.10.5 Having regard to the above lighting design details, it was considered that the external 
lighting for the proposed development would comply with relevant guidance and would be 
unobtrusive for adjacent residential properties (Impact on wildlife is considered later in this 
analysis), however, it was considered reasonable and necessary to require that by condition 
external lighting be erected only in accordance with the External Lighting Strategy.  The 
Lighting Strategy has been updated (November 2023 Update) to support the current S73 
application. 

7.10.6 In summary, it is considered that subject to the imposition or appropriate conditions the 
lighting of the site would not be likely to give rise to adverse impacts with regards to light as 
a result of the development.  The proposed development, accordingly, complies with the 
NPPF (2021) and Policy DM9 of the Development Management Policies LDD (adopted July 
2013). 

7.11 Highways & Access 

7.11.1 The Committee report for 22/0491/FUL considered the impact of the development on 
highways and access as follows (paragraphs 7.11.3 – 7.11.45 below).  

7.11.2 It is noted that the NPPF paragraph numbers referenced reflect the pre-December 2023 
NPPF revisions. Whilst the paragraph numbers have now changed, the content of these 
paragraphs has not. 

7.11.3 Paragraph 110 of the NPPF advises that; 



In assessing sites that may be allocated for development in plans, or specific applications 
for development, it should be ensured that:  

 
a) appropriate opportunities to promote sustainable transport modes can be – or have 
been – taken up, given the type of development and its location;  

b) safe and suitable access to the site can be achieved for all users;  
 
c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design 
Guide and the National Model Design Code; and 
 
d) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree.  
 

7.11.4 Paragraph 111 of the NPPF states that ‘Development should only be prevented or refused 
on highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe’.  

7.11.5 All developments that will generate significant amounts of movement should be required to 
provide a travel plan, and the application should be supported by a transport statement or 
transport assessment so that the likely impacts of the proposal can be assessed (paragraph 
113 of the NPPF). 

7.11.6 Policy CP1 of the Core Strategy (adopted October 2011) advises that in ensuring all 
development contributes to the sustainability of the District, it is necessary to take into 
account the need to reduce the need to travel by locating development in accessible 
locations and promoting a range of sustainable transport modes. 

7.11.7 Policy CP10 (Transport and Travel) of the Core Strategy (adopted October 2011) advises 
that all development should be designed and located to minimise the impacts of travel by 
motor vehicle on the District.  Development will need to demonstrate that: 

 i) It provides a safe and adequate means of access 
 j) It is appropriate in scale to the existing infrastructure… 
 k) It is integrated with the wider network of transport routes… 
 l) It makes adequate provision for all users… 
 m) It includes where appropriate, provision for public transport either within the scheme 

or through contributions 
 n) The impact of the proposal on transport has been fully assessed… 
 o) The proposal is accompanied by a draft Green Travel Plan 
 
7.11.8 On the ‘Triangle Site’ a new ‘Southern Access Roundabout’ is proposed which would serve 

the Studio Parking Deck and main Studio site.  Access will be provided via Gadeside, 
keeping traffic away from adjacent residential areas.  The roundabout will intercept traffic 
arriving from the M25 and A41, and similarly, departing traffic will have easy access to the 
A41 and M25 beyond.  The proposals also include a direct link between the Island Site 
Parking Deck and main Studio site through the provision of a pedestrian bridge to enable 
safe/direct access.  This will have an overall span of approximately 100m with a cross-
section height of 2.8m and 5.5m road clearance. 

7.11.9 At the ‘Northern Access’ it is proposed to widen the access road to assist with traffic flow 
into the site. 

7.11.10 The application was accompanied by a Transport Assessment (TA) (March) 2022 and 
Travel Plan (March 2022), both prepared by Markides.  The submitted details were reviewed 
by National Highways (NH) and by HCC as Highways Authority (HCCHA).  Both consultees 



requested additional information/clarification during the application and had detailed 
discussions with the applicant’s instructed consultant, Markides.  

7.11.11 In summary, both NH and HCCHA have now confirmed that they raise no objection to the 
proposed development subject to a number of conditions, and in the case of HCCHA, the 
completion of a S106 Agreement to secure necessary infrastructure contributions.  The 
conclusions of NH and HCCHA are discussed below. 

National Highways (NH) & Strategic Road Network (SRN) 
 

7.11.12 NH are the Highway Authority for the strategic road network (SRN), a critical national asset 
which is managed in the public interest.  Having reviewed the submitted details, NH have 
advised that their interests relate to the operation and safety of the SRN, and in the case of 
this proposed development, the potential impact upon the M25 J19, J20 and J21a and the 
M1 J5 and J6. NH advised that they were interested as to whether there would be any 
adverse safety implications or material increase in queues and delays on the SRN during 
construction and operation.  NH confirmed that they were aware of the sites history and 
existing use.  

7.11.13 Following detailed discussions with the applicants’ Transport Consultant (Markides), NH 
have confirmed that they are satisfied that given the numbers of trips proposed and the 
travel planning measures secured, no further action is required with regards to M1 J5, M1 
J6, M25 J19 and M25 J20.   

7.11.14 NH have advised that their only outstanding concern remains the impact of the development 
on M25 Junction 21a, specifically the anticlockwise off slip, which they believe experiences 
queuing back to the mainline at peak times, and the A405 northbound approach which is 
also significantly over capacity.  

7.11.15 NH have not had time to conclude a review of the modelling of J21a and therefore have not 
agreed a finalised improvement scheme required to offset the impact of the development 
on the junction. They also note and are aware that the consented Strategic Rail Freight 
Interchange scheme at Radlett (outside TRDC area), has proposed a larger scale mitigation 
scheme at J21a, but currently there is no confirmed delivery timescale for that mitigation. 

7.11.16 NH acknowledges that Warner Bros. are willing to deliver an appropriate scale of mitigation 
at this junction which should in principle mitigate the impact of the development traffic, 
specifically on the two affected arms.  They have therefore confirmed that the outstanding 
concern can be addressed through the inclusion of an appropriately worded planning 
condition which would prevent and new building(s) being occupied until a scheme and 
programme for improvement works to M25 Junction 21a has been submitted and agreed in 
writing by the Local Planning Authority.  The approved works to M25 Junction 21a would be 
required to be implemented in full and open to traffic prior to occupation of any new 
building(s). 

HCC Highway Authority (HCCHA) & Local Road Network 
 

7.11.17 The existing Warner Bros Leavesden Studios (incorporating the open to the Harry Potter 
experience) at circa 100,000sqm+, is located on the border of Three Rivers District Council 
(TRDC) and Watford Borough Council (WBC) circa 2km east/south of junctions 19 and 20 
of the M25. Being bound to the south by the A41 (the border between TRDC and WBC), to 
the east by Aerodrome Way and the existing residential area of Leavesden, to the west by 
the studios existing backlot and greenfields which bridge over the West Coast Main Line 
and to the North by Hunton Park and further residential areas of Leavesden. It is proposed 
to create 70,559sqm of additional floorspace on the area to the west of the site. 

7.11.18 Motor vehicle access to the expansion site would be via a new 5 arm roundabout located 
to the south of the site at the Gadeside (the junction between the one-way A41 off and on 



slips and the two-way road to the existing studios roundabout. The main site access forms 
the northwestern arm of this roundabout and the eastern arm will serve a Multi Storey Staff 
Car Park (MSCP), located on what is known as 'the Island Site'. A pedestrian foot bridge 
will connect the MSCP to the main site. The proposals also involve the enhancement of the 
existing north roundabout access to the studios.  Pedestrian access is proposed at the new 
roundabout and from the existing site, however due to security reason these accesses will 
be restricted to staff. 

7.11.19 HCCHA note that the existing bridleway, PROW 40 (Gypsy Lane) traverses through the 
western side of the site.  This is proposed to be retained.  The exact nature of the impact 
on the public footpath PROW 58 is unknown. Whilst HCCHA do not consider PROW 58 
strategically important, if affected by the proposal it must either be maintained or stopped 
up formally. 

Localised Sustainable Network Improvements 
 

7.11.20 A significant upgrade to the localised foot/cycle ways to upgrade the section of the 
sustainable transport network bordering the southeast of the site from the A41 near Gypsy 
Way to the Cunningham Way/Aerodrome Way/Hill Farm Avenue junction and Ashfields to 
make it compliant with HCCHA policy, with toucan crossings also being installed where 
appropriate.  Whilst not yet designed (a planning condition is requested), a toucan crossing 
of the A41 in the vicinity of Gypsy Lane is considered vital to connect the studios and the 
above network to the Hempstead Road pedestrian/cycle underpass which is due to be 
improved by HCCHA as part of the Hempstead Road upgrade to Watford town centre. 

7.11.21 The direct connection from the Ashfields residential area through 'the Island Site' to the 
studios is restricted to staff only and general members of the public will have to divert north 
or south of the island. Whilst a more direct route through 'the Island Site' would have been 
preferred, HCCHA, recognise the sound planning reason for this proposal and do not object 
to the proposed arrangements.  

7.11.22 HCCHA consider the above measures necessary to mitigate the potential impact on road 
safety. 

Vehicle Trip Generation & Distribution 
 

7.11.23 Within the supporting Transport Assessment (TA) Markides associates initially utilised car 
parking swipe card data from January 2020 - August 2021 to gain an understanding of how 
the existing studios operated, taking cognizance of periods that were affected by the world 
pandemic.  Subsequent to this they undertook a traditional Automatic Traffic Counter (ATC) 
of the existing car park associated with the existing 106,025sqm and applied that pro rata 
to the proposed expansion of 70,559sqm to estimate the vehicular traffic it would attract. 
This approach is considered acceptable by HCCHA. 

7.11.24 The ATC data revealed that a significant amount of staff visited the site (6-8am) prior to the 
traditional network peak hour (8-9am) and similarly in the evening, staff departed the site 
(6-7pm) after the traditional network peak hour (5-6pm).  

7.11.25 Markides Associates also collected Automatic Number Plate Collection Surveys (ANPRS) 
which gave an indication in the immediate area where existing traffic was originating from. 
HCCHA consider it reasonable to use the observed patterns as the basis to distribute the 
predicted vehicular trips across the road network. 

Committed Development, Growth and Analysis Years 
 

7.11.26 HCCHA note that whilst Markides Associates have included no local growth due to 
significant committed development, they have utilised the wider growth predicted for TRDC 



area within the UK Government's TEMPRO database which includes possible economic 
growth further afield.  This approach is considered acceptable by HCCHA. 

7.11.27 This growth was utilised to factor the observed 2021 traffic data to a predicted opening year 
of 2025 which HCCHA considers is appropriate.  

7.11.28 It is noted that there are current planning applications at World of Water, Hempstead Road 
(for Lidl) and Langleybury Film Hub, however, these are pending applications and are not 
committed developments therefore for this purpose. 

Junction Modelling & Traffic Impact 
 

7.11.29 The applicants Transport Consultant, Markides Associates (MA) initially undertook a 
traditional percentage impact analysis to determine which junctions would be appropriate 
to analyse in a traffic model and determine during which of the aforementioned periods 
should be examined. Whilst HCCHA Highways initially considered the 5% screening value 
inappropriate, after a review of the network and considering Warner Bros. commitment to 
mitigate their scheme through sustainable transport measures and periods not analysed, 
HCCHA accept the analysed data.  

7.11.30 South Way/ Langley Lane Roundabout: The analysis by MA of the South Way/ Langley 
Lane Roundabout predicted that this junction would be operating with significant spare 
capacity in between 0700 and 0800 in 2025 both prior to and post the Warner Bros. 
expansion with a maximum Ratio of Flow to Capacity (RFC) occurring on the Langley Lane 
North approach of just 0.47 (an operational threshold RFC is 0.85, above which cognisance 
of queuing should be made, and an absolute threshold RFC is 1.0 depicting failure). If there 
is any impact during the other periods not analysed it is likely given the results of 0700-0800 
period that they can be addressed via schemes encouraging Mode Shift. 

7.11.31 Aerodrome Way/ Hill Farm Ave Signals: Similar to the previous analysis the Aerodrome 
Way/Hill Farm Avenue Signals are predicted to operate with significant spare capacity in 
between 0700 and 0800 in 2025 both prior to and post the Warner Bros. expansion with a 
maximum Degree of Saturation (DOS), the measure for signals, on the Aerodrome North 
approach of just 79% (90% being the operational DOS for a signalised junction, and 100% 
being the failure point). If there is any impact during the other periods not analysed it is likely 
given the results of 0700-0800 period that they can be addressed via schemes encouraging 
Mode Shift. 

7.11.32 Aerodrome Way/ Hercules Way Signals: As with the previous analysis of the Aerodrome 
Way/ Hill Farm Avenue Signals, the Aerodrome Way/Hercules Way Signals are predicted 
to operate with significant spare capacity in between 0700 and 0800 in 2025 both prior to 
and post the Warner Bros. expansion with a maximum Degree of Saturation (DOS), the 
measure for signals, on the Hercules Way approach of just 67.6% (90% being the 
operational DOS for a signalised junction, and 100% being the failure point). If there is any 
impact during the other periods not analysed it is likely given the results of 0700-0800 period 
that they can be addressed via schemes encouraging Mode Shift. 

7.11.33 Aerodrome Way/ Warner Drive Roundabout: The analysis of the Aerodrome Way/ 
Warner Drive roundabout however showed that the junction would be operating close to its 
absolute capacity during the peak of the 0700-0800 development peak with an RFC of 0.983 
on the Aerodrome Way southern approach prior to the Warner Bros. expansion. Whilst the 
development slightly improved this to a RFC of 0.972 (likely due to heavier traffic on other 
approaches making the Aerodrome Way southern approach onto the roundabout marginally 
easier), it was clear further investigation into a mitigation package was needed. The further 
analysis showed that through the implementation of a Travel Plan (conditional requirement) 
could successfully lower the RFC on the southern Aerodrome Way approach to 0.908 and 
further physical improvements to the roundabout (Dwg 21134-MA-XX-XX-DR-C-0003 P01) 
could establish operational capacity for all approaches. Whilst initially HCC did not consider 



that physical mitigation was required given the predicted success of the Travel Plan that the 
applicant is committing to it is happy with the recommendation from MA for it to be provided 
due to effect of the queue backing from the roundabout at an RFC of 0.908 to the Aerodrome 
Way/ Studio Tour roundabout. 

7.11.34 Aerodrome Way/ Studio Tour Roundabout: Whilst the model of the Aerodrome Way/ 
Studio Tour roundabout showed that it in isolation operated within capacity in all modelled 
time periods as discussed the queue backing back from Aerodrome Way/Warner Drive 
roundabout interferes with its operation highlighting the need for the physical measures 
identified there. 

7.11.35 Proposed Site Access Roundabout: Whilst the initial analysis of the site access 
roundabout presented within the MA TA demonstrated that it would perform well in all 
periods of 2025, HCCHA initially considered that the design was not in line with policy. As 
a result, the design of the site access roundabout was revisited giving more priority to active 
travel modes. The subsequent analysis demonstrated the access roundabout design as 
agreed with HCCHA also operated well within ideal operational capacity with minimal 
queueing during all peak periods of 2025 with a maximum RFC of 0.74 occurring on the 
Gadeside North approach during the studios peak of 1800-1900. 

7.11.36 Ashfields Signals: During the analysed AM period (0700-0800) the signalised Ashfields 
junction is predicted to be operating just within operational capacity with a maximum DOS 
on the eastern Ashfields approach of 89.5% prior to the development in 2025. However, 
subsequent to the Warner Bros. expansion both the eastern Ashfields approach and 
Aerodrome Way approach are predicted with no mitigation to operate beyond their 
theoretical absolute maximum. 111.6% on the Ashfields approach and 109.2% on the 
Aerodrome Way approach respectively. Following mitigation through the travel planning 
process whilst it is predicted that the junction will operate within its theoretical absolute 
capacity, the junction following the Warners Bros. development will still operate beyond its 
operational capacity (with a maximum RFC of 93.3%, corresponding with a queue of 
29pcu's (passenger car units) on the Ashfields East approach. This highlights the need to 
mitigate the development through reduction of the background traffic in addition to the 
aforementioned Travel Plan and hence the need for contributions to schemes encouraging 
a greater mode shift.  If there is any material impact during the other periods not analysed, 
it is likely, given the results of 0700-0800 period, that they can be addressed via schemes 
encouraging Mode Shift. 

7.11.37 Leavesden Green Interchange: The analysis carried out by MA at the Leavesden Green 
Interchange that in the majority of analysed period that the junction both without and with 
the proposed development would operate significantly below the operational threshold 
(RFC<0.85). However, it also showed that with the introduction of the development the A41 
eastbound approach goes slightly beyond this with an RFC of 0.87 during the peak 15 
minutes of the 1800-1900 period. The approach however remains within absolute capacity 
and queuing at 7pcu's is considered safe, therefore HCCHA consider this impact can be 
mitigated through mode shift and the travel plan process. 

7.11.38 A41 Watford Rd/ Bridge St Signals: The analysis presented by MA shows that during the 
hour of 0700-0800 in 2025 that the A41 Watford Rd/ Bridge St Signals will operate 
significantly within capacity. If there is any impact during the other periods not analysed, it 
is likely given the results of 0700-0800 period that they can be addressed via schemes 
encouraging Mode Shift. 

7.11.39 Hunton Bridge Roundabout: The analysis presented by MA shows that the Hunton Bridge 
Roundabout prior to the Warner Bros. development during the analysed period of 0700-
0800 in 2025 will be operating close to or above operational capacity, with a maximum DOS 
of 93.8% occurring in the northern Watford Road straight ahead lane. The Warner Bros. 
development unmitigated however would significantly exasperate the situation with the DOS 
in the northern Watford Road straight ahead lane rising to above absolute theoretical 



capacity (101.9%). The straight/right turn lane of the M25 spur also goes beyond operational 
capacity and close to absolute capacity with a DOS of 98.6% post the unmitigated 
development. Whilst the analysis shows that mitigation through the travel plan process can 
have a positive impact reducing the maximum DOSs to 99.1% on the Watford Road 
approach and 95.7% on the M25 spur, HCCHA still consider this severe and the resultant 
queues unsafe, therefore it is considered appropriate to mitigate the Warner Bros. proposals 
further through contribution to wider schemes aimed at encouraging modal shift and back 
ground traffic. If there is any impact during the other periods not analysed it is likely, given 
the results of 0700-0800 period, that they would be capable of being satisfactorily 
addressed via schemes encouraging Mode Shift. 

Travel Plan & Shuttlebus 
 

7.11.40 HCCHA's Travel Plan Team have reviewed the submitted Travel Plan (TP) and whilst they 
consider its content appropriate at this stage in the planning process they consider a number 
of aspects will have to be addressed before the final approval is given and hence an 
appropriately worded condition has been suggested to include: 

 There have been changes to the bus network in Watford including some routes in the vicinity 
of the site following multiple operators reviewing services post-pandemic. Information on 
service frequencies is therefore likely to need to be updated shortly and the TP should 
mention Arriva Click services which operate in Watford (see ArrivaClick Watford | Arriva 
Bus UK) which act as an alternative to conventional bus services.  

 Travel Plan Co-Ordinator details will need to be provided along with those of a secondary 
contact in case of personnel changes. An indication of time allocated to role and frequency 
on site should be provided. 

 Measures included are appropriate and cover all modes. It is noted that car parking is 
currently provided free of charge for both staff and visitors. This is something that could be 
reviewed in order to further encourage uptake of sustainable modes. 

 Monitoring is proposed in years 1, 3 and 5 – this should be annual for a site of this scale, 
with review after each survey and submission of monitoring report to HCC. 
 

7.11.41 The Travel Plan Team have also advised that an Evaluation and Support Fee of £1200 per 
year (£6000 total for the 5 year plan) should be sought through a S106 agreement and that 
the Travel Plan needs to make reference to this. 

7.11.42 In addition, and complimenting the Travel Plan document, Warner Bros. intend to operate 
a staff shuttle bus to their site and MA have identified a number of possibilities which they 
will develop as staff locations as demand become more certain. It is envisaged that a total 
of 6 x 16/24-seater minibuses, operating at 30-minute frequencies during the site peak 
hours could serve three main routes. 

Wider Mitigation Encouraging Modal Shift 
 

7.11.43 HCCHA has costed plans for the aforementioned upgrade of the Hempstead Road corridor 
into central Watford a £9,525,600 + scheme (Q3 2022 prices). It is considered that it would 
be appropriate for the applicant to contribute via a S106 Agreement.    Section 9E consists 
of improvements to the aforementioned pedestrian/cycle underpass below the A41/ 
Hempstead Road roundabout and it is estimated that the scheme will cost £600,000.  
Section 6 integrates the underpass of A411/Hempstead Road scheme into the main 
Hempstead Road corridor scheme and involves primarily a toucan crossing of the A411 to 
enable users to safely cross to the parallel old Hempstead Road service road. The service 
road would also be subject to signage improvements and safely integrated into further 
section of the overall scheme. Section 6 is currently estimated at £626,400. 

7.11.44 HCCHA’s Passenger Transport Team have also identified a number of bus improvement 
schemes in the area which would have the potential to encourage the desire modal shift in 
the vicinity of the studios. The options for enhanced bus services include, number 9 bus 



service currently operates an hourly (Monday to Saturday) service from Watford station to 
the studio site. With investment this could be increased to a half hourly service Monday to 
Saturday and potentially an hourly Sunday service could also be introduced. It is estimated 
that as this is a financially viable service a minimum contribution of £175,000 per year for 
five years would be required (total £875,000). 

Conclusion 
 

7.11.45 HCCHA and NH consider that, subject to conditions, there would not be an unacceptable 
highway safety reason nor a severe road network reason to justify the recommendation of 
refusal of the proposals from a highways or transport perspective. Nevertheless the 
acceptability of the proposals would be subject to the full technical approval and completion 
of the necessary off-site highway work and inclusion of recommended conditions, S106 
obligations and highway informatives.  It is considered that the proposed planning 
obligations would meet the NPPF 57 tests. 

Current Application - 23/1897/FUL 
 
Active Travel England (ATE) 
 

7.11.46 ATE became a statutory consultee on relevant applications on 1 June 2023 and as such 
were not a statutory consultee at the time of application 22/0491/FUL.  As a statutory 
consultee, ATE will help planning authorities implement good walking, wheeling and cycling 
infrastructure. 

7.11.47 Following the receipt of additional information during the course of the application, ATE 
confirmed that they were content with the development proposed and raised no objections. 

National Highways (NH) & Strategic Road Network (SRN) 
 

7.11.48 National Highways raised no objection to application 22/0491/FUL subject to condition 13 
(M25 J21a Improvements). The current application originally proposed a variation to 
condition 13, however, this has been omitted and no changes are proposed to the wording 
of condition 13 at this time. 

7.11.49 NH have confirmed that they have no comment on the requested variations to conditions 2, 
4, 10, 19, and 32, nor the information submitted to meet the requirements of the various 
other conditions which form part of the application (3, 6, 7, 8, 9, 20, 21, 22, 24, 26, and 27). 
As such, they comment that there are no outstanding matters that render them (NH) unable 
to finalise our stance towards this application. 

7.11.50 NH have confirmed that they are satisfied that the development will not materially affect the 
safety, reliability and/or operation of the strategic road network (the tests set out in DfT 
Circular 01/2022, and MHCLG NPPF 2023) in this location and its vicinity. 

HCC Highway Authority (HCCHA) & Local Road Network 
 

7.11.51 The current S73 Application proposes to vary the triggers for the delivery of conditions 4 
(Vehicular Access Completion); 10 (Highway Improvements – Local Cycle Network);  and 
32 (Decked Car Park Provision). Conditions 4 (Vehicular Access Completion) and 10 are 
relevant in this case as they were requested by HCCHA. 

7.11.52 Application 22/0491/FUL was granted subject to a number of planning conditions that 
required the submission of additional information to discharge them.  The current S73 
Application has provided some of this ‘additional information’ up front.  Highways conditions 
where information has been provided up front are Conditions 3 (Highways Details); 6 (EV 
Charging); 7 (Cycle Parking); 8 (CMP). 



7.11.53 HCCHA have been consulted and their full comments are included at 9.1.9 of Appendix 1 
below, however, in summary, they raise no objection to the proposed variations and 
consider the details submitted pursuant to Conditions 3, 6, 7 and 8 to be acceptable. 

7.11.54 HCCHA initially raised some concerns over the delivery of the approved sustainable 
transport improvement works (Condition 10) which are intended to mitigate the development 
by enabling modal shift.  However, through the Transport Assessment (TA) prepared to 
support the application and discussions with Markides Associates (the applicants’ Transport 
Consultant) it was clarified that the varied condition would still require the provision of the 
A41 toucan crossing (Condition 11) on the A41 near Gypsy Lane (Public Right of Way, 
PROW Bridleway 040).  A temporary pedestrian/cycle way would be established that would 
connect the site to the bridleway. HCCHA consider that the connection would unlock the 
site sustainably on a temporary basis until the full S278 works are delivered.  The varied 
Condition 10 secures the full and agreed S278 works within 2 years of the occupation of 
the expansion.  HCCHA note that the varied Condition 10 would also deliver the agreed 
mitigation works at the existing Aerodrome Way/ Warner Drive roundabout prior to the 
occupation of the Warner Bros expansion.  Condition 4 requires completion of the approved 
access prior to occupation and is proposed to be varied to allow up to 22,558sqm of new 
buildings to be occupied.  HCCHA raise no objection to the proposed variation. 

7.11.55 HCCHA have also reviewed the details submitted pursuant to Conditions 3 (Highway 
Details); 6 (EV Charging Points); 7 (Cycle parking); and 8 (Construction Management Plan). 

7.11.56 The following detailed drawings have been submitted alongside this application, in order to 
meet the requirements of Condition 3 (Highway Details) and mitigate a need for it to be 
reapplied:  

 
• 1366-SC-386 (Footpaths and Cycleways)  
• 1366-SC-386 (Roads and Parking)  
• 1366-SC-388 (Kerbs)  
• 1366-SC-389 (Kerbs Island Site)  
• WBLM02-QCL-ZZZ-XX-DR-C-5230-P03 (Proposed Drainage)  
• WBLM02-QCL-ZZZ-XX-DR-C-5220-P03 (Island Site Proposed Drainage Carpark Building 
80)  
• WBLM02-QCL-ZZZ-XX-DR-C-5221-P02 (Island Site Proposed Drainage Lighting Building 
75)  
• WBLM02-QCL-ZZZ-XX-DR-C-9401-P03 (tracking refuse1)  
• WBLM02-QCL-ZZZ-XX-DR-C-9402-P03 (tracking refuse2)  
• WBLM02-QCL-ZZZ-XX-DR-C-9403-P03 (tracking refuse3)  
• WBLM02-QCL-ZZZ-XX-DR-C-9404-P03 (tracking refuse4)  
• WBLM02-QCL-ZZZ-XX-DR-C-9405-P03 (tracking refuse5)  
• WBLM02-QCL-ZZZ-XX-DR-C-9406-P03 (tracking fire1)  
• WBLM02-QCL-ZZZ-XX-DR-C-9407-P03 (tracking fire2)  
• WBLM02-QCL-ZZZ-XX-DR-C-9408-P03 (tracking fire3)  
• WBLM02-QCL-ZZZ-XX-DR-C-9409-P03 (tracking fire4)  
• WBLM02-QCL-ZZZ-XX-DR-C-9410-P03 (tracking fire5)  
• WBLM02-QCL-ZZZ-XX-DR-C-9412-P03 (tracking pantec)  
• WBLM02-QCL-ZZZ-XX-DR-C-9414-P02 (Tracking junction HGV)  
• WBLM02-QCL-ZZZ-XX-DR-C-9425-P01 (Typical visibility Splays)  
 

7.11.57 HCCHA have stated that as the highway details are subject to the ongoing S278 process 
between the applicant and HCCHA and as the process has started, it is considered 
reasonable to discharge Condition 3. 

7.11.58 Condition 6 relates to Electric Vehicle Charging and directs that no new buildings shall be 
occupied until provision has been made for 20% of the car parking spaces within the new 
decked car park (MSCP) to have active provision for EV charging and 80% of the car 
parking spaces to have passive provision for EV charging.  The new car park designs 



demonstrate compliance with this condition, with 20% of spaces within the MSCP being 
shown equipped with active EV Charging provision, and the remaining 80% of spaces to 
have passive provision included.  

7.11.59 The full details can be seen on the following drawings: 
 

• MERLIN-DNA-80-00-DR-A-10600-P1  
• MERLIN-DNA-80-00-DR-A-10601-P1  
• MERLIN-DNA-80-00-DR-A-10602-P1  
• MERLIN-DNA-80-00-DR-A-10603-P1  
• MERLIN-DNA-80-00-DR-A-10604-P1  
• MERLIN-DNA-80-00-DR-A-10605-P1  
 

7.11.60 HCCHA have reviewed the details and consider the EV provision meets the requirements 
of the condition and they raise no objection. 

7.11.61 Condition 7 relates to cycle parking and states that no new built development shall 
commence until a scheme for the parking of cycles including details of the design, level and 
siting has been submitted to and approved in writing by the Local Planning Authority.  These 
details have been provided and are shown on drawings:   

• 1366-SC-375 Proposed Site Plan (Cycle Storage)  
• 1366-SC-380 Cycle Storage (Type A)  
• 1366-SC-381 Cycle Storage (Type B)  
 

7.11.62 HCCHA note that the cycle parking design includes front wheel clamping stands.  Whilst 
these are often not acceptable as they don’t allow users to securely lock the frame of their 
bike, given they are sited within a secure site HCCHA consider the details to be acceptable.  
It is also noted that Crime Prevention Design Advisor at Hertfordshire Constabulary has 
raised no objection to the application. 

7.11.63 Condition 8 requires that before any new development can commence a Construction 
Management Plan (CMP) should be submitted to and approved by the Local Planning 
Authority.  The CMP should include details of the following: a) Construction vehicle 
numbers, type, routing; 25 b) Access arrangements to the site; c) Traffic management 
requirements d) Construction and storage compounds (including areas designated for car 
parking, loading / unloading and turning areas); e) Siting and details of wheel washing 
facilities; f) Cleaning of site entrances, site tracks and the adjacent public highway; g) Timing 
of construction activities (including delivery times and removal of waste) and to avoid school 
pick up/drop off times; h) Provision of sufficient on-site parking prior to commencement of 
construction activities; i) Post construction restoration/reinstatement of the working areas 
and temporary access to the public highway; j) where works cannot be contained wholly 
within the site a plan should be submitted showing the site layout on the highway including 
extent of hoarding, pedestrian routes and remaining road width for vehicle movements; k) 
Phasing Plan.  

7.11.64 In order to satisfy the requirements of this condition, the application was submitted with: 
 

• WBSL Masterplan 2022 CEMP  
• WBSL Masterplan 2022 S.73 Highways Construction Management Plan 
 

7.11.65 The S73 Highways Construction Management Plan was updated during the course of the 
application in response to initial comments from HCCHA. The amended version (Revision 
1) is dated ‘Updated December 2023’. 

7.11.66 HCCHA have confirmed that the amended CMP satisfies the requirements of the condition. 



7.11.67 Condition 9 relates to ‘Source of Illumination’ and requires that the new sound stages shall 
not be occupied until the intensity of illumination has been provided at a level that is within 
the limit recommended by the Institution of Lighting Professionals in the publication 
'Technical Report No 5: Brightness of Illuminated Advertisements' and 'Guidance Note for 
the Reduction of Obtrusive Light GN01:20'.  

7.11.68 A Lighting Strategy (November 2023 Update) has been designed which complies with the 
requirements of the Institution of Lighting Professionals publication. This Strategy has also 
been designed to work with the ecological requirements of the site, as well as to minimise 
landscape impact where possible. In addition, to meet the requirements of this condition, a 
‘Masterplan 2022: Technical Note to Discharge Condition 9’ document has been submitted.  
The submitted details are considered acceptable and satisfy the requirements of the 
condition such that the condition would be reworded to require compliance.  

7.12 Parking 

7.12.1 The Committee report for 22/0491/FUL considered the impact of the development on 
parking as follows (paragraphs 7.12.2 – 7.12.12 below).  

7.12.2 Three Rivers District Council are the Parking Authority, and Policy DM13 and Appendix 5 
of the Development Management Policies LDD set out the car parking requirements for the 
District.   

7.12.3 There are no parking standards relating specifically to film studio use.  The Policy advises 
that for uses not specifically identified, standards should be considered on a case by case 
basis.  The most closely related standards are considered to be: 

 Office and Research Development  1 space per 30sqm 

 Light Industry    1 space per 50sqm 

 General Industry    1 space per 75sqm 
 
7.12.4 Applying the above standards to the proposed development would result in a requirement 

for 2,352; 1,411; and 941 spaces respectively. 

7.12.5 Appendix 5 does indicate that the car parking standards may be adjusted according to which 
zone the proposed development is located in.  The site is within Zone 4, equating to 75-
100% of the demand based standard. 

7.12.6 The proposed multi-storey car park on the ‘Island Site’ will accommodate 2,500 car parking 
spaces.  It is intended to meet both the demand of the additional studio space being created, 
and to reintroduce the capacity on site to deal with the 1000 space buffer that the Studio 
has tried to maintain for extreme peaks. 

7.12.7 The existing multi-storey car park on the main Studios site accommodates 2,250 spaces.  
The uplift in floor area of the proposed development is approximately two-thirds of the 
existing floor space of the site.  Two-thirds of the existing parking provision would equate to 
approximately 1,500 spaces.  A parking accumulation calculation, based on trip rates 
derived from entry and exit counts at the site has also been undertaken which has identified 
average daily peak parking demand for the site to be in the order of 1,330 spaces. 

7.12.8 The Transport Assessment sets out that the provision of a car park with space for 2,500 
vehicles would therefore be sufficient for the typical day to day use associated with the new 
development and would also accommodate the extreme peak provision (1,000 spaces). 

7.12.9 It is considered that the proposed parking provision would be acceptable and in accordance 
with Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted 
July 2013). 



7.12.10 Parking requirements for disabled motorists are also set out in Appendix 5, with the 
development requiring 6 spaces plus 2% of the total capacity (56 spaces in total).  The 
application proposes 56 accessible parking spaces which accords with Policy DM13 and 
Appendix 5 of the Development Management Policies LDD (adopted July 2013). 

7.12.11 It is noted that TRDC current adopted policy does not require Electric Vehicle Charging 
Points (EVCP), however, the draft parking policy approved by the Local Plan Sub-
Committee and Policy & Resources Committee includes a requirement for 20% of spaces 
for such a development to be active provision and 30% to be passive.  The application 
proposes 20% of spaces to be active provision from the opening of the car park with the 
option to passively allow for EVCP to all of the remaining spaces subject to demand. 

7.12.12 Cycle parking standards are also set out within Appendix 5 of the Development 
Management Policies LDD (adopted July 2013).  There are no specific standards for film 
studio use.  The application proposes 150 covered/secure cycle parking spaces which is 
considered appropriate for the development.  Amenity facilities for staff would incorporate 
showers and lockers. 

Current Application - 23/1897/FUL 
 

7.12.13 The amendments proposed as part of this current S73 application which are set out in full 
at Section 3 above are not considered to alter the above conclusions.  Whilst it is proposed 
to alter the trigger for the delivery of the Multi Storey Decked Car Park, there would be no 
overall reduction in parking spaces and the updated Transport Statement submitted with 
the current application demonstrates that there is sufficient parking provision to 
accommodate up to 22,558sqm of additional development.  It is considered that the level of 
parking proposed would be acceptable and in accordance with Policy DM13 and Appendix 
5 of the Development Management Policies LDD (adopted July 2013). 

7.12.14 As set out in the Highways and Access section above, details of EV Charging and cycle 
parking provision have been provided with this application to satisfy the requirements of 
previously imposed conditions and the details are considered acceptable by HCCHA.   

7.13 Wildlife and Biodiversity 

7.13.1 The Committee report for 22/0491/FUL considered the impact of the development on wildlife 
and biodiversity as follows (paragraphs 7.13.3 – 7.13.28 below).  

7.13.2 It is noted that the NPPF paragraph numbers referenced reflect the pre-December 2023 
NPPF revisions. Whilst the paragraph numbers have now changed, the content of these 
paragraphs has not. 

7.13.3 Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local 
Planning Authorities to have regard to the purpose of conserving biodiversity. This is further 
emphasised by regulation 9 of the Conservation of Habitat and Species Regulations 2017 
(as amended) which states that Councils must have regard to the strict protection for certain 
species required by the EC Habitats Directive. 

7.13.4 Paragraph 174 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by:  

d) minimising impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures. 
 

7.13.5 Paragraph 179 of the NPPF advises that in order to protect and enhance biodiversity and 
geodiversity, plans should:  



b) promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity. 

 
7.13.6 Paragraph 180 of the NPPF advises that when determining planning applications, local 

planning authorities should apply principles including: 

if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused. 
 

7.13.7 Policy CP1 of the Core Strategy (adopted October 2011) advises that; “all development in 
Three Rivers will contribute to the sustainability of the District.  This means taking into 
account the need to (amongst other things) (f) “protect and enhance our natural, built and 
historic environment from inappropriate development and improve the diversity of wildlife 
and habitats”. 

7.13.8 Policy CP9 of the Core Strategy (adopted October 2011) advises that; “The Council will 
seek a net gain in the quality and quantity of Green Infrastructure, through the protection 
and enhancement of assets and provision of new green spaces”. 

7.13.9 Policy DM6 of the Development Management Policies LDD advises that development 
should result in no net loss of biodiversity value across the District as a whole.   

7.13.10 Policy DM6 advises that; 

(a) Development that would affect a Site of Special Scientific Interest, Local Nature 
Reserve, Local Wildlife Site or protected species under UK or European law, or identified 
as being in need of conservation by the UK Biodiversity Action Plan or the Hertfordshire 
Biodiversity Action Plan, will not be permitted where there is an adverse impact on the 
ecological, geological or biodiversity interests of the site, unless it can be demonstrated 
that:  

 
ii) Adverse effects can be satisfactorily minimised through mitigation and compensation 
measures to maintain the level of biodiversity in the area.  
 
(d) Development must conserve, enhance and, where appropriate, restore biodiversity 
through:  
i) Protecting habitats and species identified for retention  
ii) Providing compensation for the loss of any habitats  
iii) Providing for the management of habitats and species  
iv) Maintaining the integrity of important networks of natural habitats, and  
v) Enhancing existing habitats and networks of habitats and providing roosting, nesting and 
feeding opportunities for rare and protected species.  

 
(e) Linked habitats are important in allowing species to adapt and respond to circumstances. 
Development must not result in fragmentation or isolation of wildlife habitats and should 
seek opportunities for habitat connectivity with the wider landscape. 
 

7.13.11 There are 3 Local Wildlife Sites within the surrounding area, one wholly within the site.   

7.13.12 The application is accompanied by an Ecological Impact Assessment (March 2022) 
prepared by LC Ecological Services which was undertaken to assess the potential 
ecological effects of the proposed development.  Walkover surveys have been completed 
in 2007, 2015, 2021 and 2022.  Phase 2 surveys were undertaken to obtain further 
information on which protected species were likely to be impacted by the proposed works 
and include badger activity surveys; bat activity transects; breeding bird surveys; 
invertebrate surveys and reptile surveys.  28 Important Ecological Features (IEFs) were 



identified, including 17 designated sites, 3 habitats and 1 fauna of regional importance, and 
3 habitats and 4 fauna of local importance.  The Assessment concludes that the 
development scheme and mitigation measures will result in a minor positive impact overall.   

7.13.13 Following the receipt of initial comments from Hertfordshire Ecology (HECO), the following 
updated or additional information was provided as follows, to be read in conjunction with 
original submitted details: 

 Updated Ecological Impact Assessment (July 2022).   

 Updated Landscape and Ecological Management Plan (LEMP) (July 2022). 

 Masterplan 2022 Biodiversity Net Gain Report (July 2022). 

 Response to HECO comments ‘Applicant Ecology Response Letter’ (18 August 
2022). 

 A BNG Metric 3.1 (uploaded to Planning Online 1 August 2022). 

 Updated Construction and Environmental Management Plan (July 2022). 
 

Local Wildlife Site(s) & Protected Species 
 
7.13.14 The proposal will result in the loss of an area of a Local Wildlife Site (LWS), however, the 

design includes areas of translocation for the LWS grassland habitat.  Mitigation measures 
are proposed including habitat translocation, production of a Construction Environment 
Management Plan to control all potentially damaging operations, protection measures for 
hedgerows and woodlands and a mitigation strategy for badgers, bats, nesting birds, 
invertebrates and reptiles. 

7.13.15 Whilst HECO note that the loss of part of the Leavesden Aerodrome North and South LWS 
would be contrary to planning policy, they are satisfied with the review of this and other 
LWSs in the area, the avoidance measures taken and the justification for the proposed loss.  
They consider that the mitigation and compensation proposed is adequate to offset this loss 
and meet the expectations of planning policy.  HECO also comment that the LWS has 
declined in value and in the absence of management, will continue to do so, such that it’s 
prognosis without intervention in the medium and long terms, is poor. 

7.13.16 HECO consider that the translocation methodology is sound in principle, however, the 
detailed methodology will be refined subsequently by means of a condition.  

7.13.17 In terms of badgers, a Natural England licence will be required but adequate information 
has been provided regarding sett closure and replacement and land management to assure 
HECO that there are no reasons why one will not be secured in due course.  This will allow 
planning permission to be granted and the licence to be obtained post-consent. 

7.13.18 In relation to bats, whilst HECO note that the trees around Gypsy Lane provide high 
potential to support roosting bats, they will be unaffected by the proposals. 

7.13.19 HECO have therefore concluded that if all mitigation and compensation measures can be 
secured (these comprise a range of embedded measures e.g. the CEMP and lighting 
strategy and others requiring conditions or similar), they recommend that planning 
permission can be granted.  This is on the basis that all created/managed habitats will be 
managed for a period of 50 years.  The applicant has confirmed that the LEMP will cover 
management of the translocated grassland and created habitat for 50 years. 

Habitats & Biodiversity Offsetting 
 

7.13.20 Paragraph 174 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by, among other matters:  

d) minimising impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures. 



 
No % or quantum of ‘net gains’ is stipulated in the framework. 

 
7.13.21 Paragraph 179 of the NPPF advises that in order to protect and enhance biodiversity and 

geodiversity, plans should:  

b) promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity. 

 
7.13.22 Paragraph 180 of the NPPF advises that when determining planning applications, local 

planning authorities should apply principles including: 

if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused. 
 

7.13.23 Policy DM6 of the Development Management Policies LDD (adopted July 2013) states that 
(d) ‘development must conserve, enhance and, where appropriate, restore biodiversity 
through: ii) providing compensation for the loss of any habitats’.   

7.13.24 The Environment Act (introduced as a Bill in October 2019 and enacted following receipt of 
Royal Assent on 9 November 2021) proposes to mandate the requirement for BNG in 
legislation, through changes made to the Town and Country Planning Act 1990.  The Bill 
proposes to achieve a threshold 10% gain in biodiversity.  The Bill received Royal Assent 
on 9 November 2021 meaning that it is now an Act of Parliament.  Mandatory BNG as set 
out in the Environment Act is only to apply in England by amending the Town and Country 
Planning Act and is likely to become law in 2023.  The requirement for 10% BNG is, 
therefore, not yet enshrined in planning law.  As noted above, however, Local Plan Policy 
DM6 refers to the provision of compensation measures for the loss of any habitats.  

7.13.25 The proposed enhancement measures, including to the ‘Lower Field’ where it is proposed 
that the whole ‘Lower Field’ (8.3 hectares) will be protected and kept, managed and 
maintained as accessible green space for ecological/environmental benefits, with 40 new 
trees including an orchard and semi-mature Oak trees; 4,857sqm of new woodland planting; 
492sqm or coppice planting; 1,565sqm of native scrub planting; and a naturalised 
floodwater basin creating a wetland habitat whilst providing surface water attenuation, seek 
to achieve an increase in biodiversity net gain (BNG) across the site. 

7.13.26 The proposed development will deliver a BNG of 12.65% (habitat units) and 51.90% 
(hedgerow units) which would be in accordance with Environment Act when it becomes law.     

7.13.27 A grant of planning permission would need to secure the provision and maintenance of the 
‘Lower field’, including for public access.  Legal advice is that this would be most 
appropriately secured and enforced via an appropriately worded planning condition. 

7.13.28 In summary and subject to conditions, it is considered that the proposed development meets 
the requirements of Policy CP9 of the Core Strategy (adopted October 2011), Policy DM6 
of the Development Management Policies LDD (adopted July 2013) and accords with the 
guidance in the NPPF (2021). 

Current Application - 23/1897/FUL 
 
7.13.29 The amendments proposed as part of this current S73 application which are set out in full 

at Section 3 above are not considered to alter the above conclusions.   

7.13.30 10% BNG became mandatory for most new major development under the Town and 
Country Planning Act from 12 February 2024. It is relevant to note that this applies to 



applications valid from 12 February 2024, (the current S73 application was validated on 9 
November 2023) and that there are some exemptions, including S73 applications.  
However, in any case as set out above, the application proposes BNG that would exceed 
the new mandatory requirement. 

7.13.31 Application 22/0941/FUL was granted subject to a number of conditions including in relation 
to the submission of a Landscape Ecological Management Plan for the Lower Field and a 
Translocation Strategy Management Plan for the removal and subsequent relocation of soil 
and scrub from the Local Wildlife Site to the Lower Field.  These conditions have been 
subsequently discharged and therefore it is suggested that they are amended accordingly 
below to require compliance with the agreed details.   

7.13.32 Subject to conditions, it is considered that the proposed development meets the 
requirements of Policy CP9 of the Core Strategy (adopted October 2011), Policy DM6 of 
the Development Management Policies LDD (adopted July 2013) and accords with the 
guidance in the NPPF (2023). 

7.14 Trees and Landscaping 

7.14.1 The Committee report for 22/0491/FUL considered the impact of the development on trees 
and landscaping as follows (paragraphs 7.14.3 – 7.14.11 below).  

7.14.2 It is noted that the NPPF paragraph numbers referenced reflect the pre-December 2023 
NPPF revisions. Whilst the paragraph numbers have now changed, the content of these 
paragraphs has not. 

7.14.3 Tree Preservation Order (TPO) 310 protects tress in the vicinity of L Stage to the south of 
the site. TPOs 315 and 107 protect trees within the Lower Field and Island Site respectively. 

7.14.4 Paragraph 174 of the NPPF advises that the planning system should contribute to and 
enhance the natural and local environment by protecting and enhancing valued landscapes. 

7.14.5 In ensuring that all development contributes to the sustainability of the District, Policy CP12 
of the Core Strategy (adopted October 2011) advises that development proposals should: 

i) Ensure that development is adequately landscaped and is designed to retain, enhance or 
improve important existing natural features; landscaping should reflect the surrounding 
landscape of the area and where appropriate integrate with adjoining networks of green 
open spaces. 

 
7.14.6 Policy DM6 (Biodiversity, Trees, Woodlands, Watercourses and Landscaping) of the 

Development Management Policies LDD (adopted July 2013) advises that development 
proposals for new development should be submitted with landscaping proposals which seek 
to retain trees and other landscape and nature conservation features.  Landscaping 
proposals should also include new trees to enhance the landscape of the site and its 
surroundings as appropriate. 

7.14.7 The application is accompanied by an Arboricultural Assessment and Method Statement 
(ref. 21011-AA-PB, 8 March 2022) prepared by Barrell.  A detailed planting strategy for the 
site has also been submitted as summarised at section 3.9 above, including: 

 186 new trees to be planted including an orchard and semi-mature Oak trees; 

 19,519sqm of new woodland planting; 

 487sqm of native hedgerow; 

 429sqm of coppice planting; 

 1,565sqm of native scrub planting; 

 425 linear metres of formal hedgerows; 

 3,458sqm of ornamental shrub planting. 



 
7.14.8 As noted at section 3.10 above, amended landscape drawings have been submitted.  

Additional bund and planting depth has been added to the eastern boundary of the Island 
Site closest to Ashfields.  The sizes of the field maple and hornbeam on the boundary of 
Backlot 2 (Western Site) and Gypsy Lane have been increased to create a more immediate 
screening impact. The field maple were previously 8-10cm girth (2.5-3m high) and are now 
shown as 16-18cm girth (4-4.5m high); the hornbeam were previously 6-8cm girth (2.5-3m 
high) and are now proposed to be 14-16cm girth (4.25-6m high).  Evergreen species such 
as Holly, Privet and Scots Pine have been added to the native structure woodland planting 
mix.  Of the standard trees within the woodland planting mix, the sizes of the Wild Cherry 
and the Oak were previously 8-10cm girth (2.5-3m high) and are now proposed to be 14-
16cm girth (4.25-6m high); the Rowan was previously 6-8cm girth (2.5-3m high) and is now 
proposed to be 14-16cm girth (4.25-6m high).  Of the feathered species within the woodland 
planting mix, the height of the Field Maple and Silver Birch were previously 1.25-1.5m high 
and are now proposed to be 1.75-2m high; the Cherry was 1.25-1.5m high and is now 
proposed to be 2-2.5m high.  Western Red Cedar (evergreen) in addition to the other size 
and species changes has been added to help further infill the area north of Watford Road 
roundabout (south western boundary of Backlot 2). 

7.14.9 From the initial planting, on average the proposed planting will grow by approximately 1.2m 
at 5 years, 2.7m at 10 years and 4.2m by 15 years. 

7.14.10 The Landscape Officer comments that the plans indicate that there would be a substantial 
impact on trees with the removal of some secondary woodland, self-seeded specimens and 
developing scrub.  However, as the vast majority of removals are of low quality, the 
extensive proposals for new and replacement planting would mitigate the impact over the 
longer term. 

7.14.11 In summary, the development would result in the loss of some trees, however, this would 
be mitigated by replacement planting to supplement retained trees and vegetation.  The 
submitted details demonstrate that existing trees to be retained could be adequately 
protected.  Conditions on any grant of consent would require the implementation of the 
proposed landscaping and its management for the long term.  As such the development is 
considered to comply with Policies CP1 and CP12 of the Core Strategy (adopted October 
2011), Policies DM1, DM6 and Appendix 2 of the Development Management Policies LDD 
(adopted July 2013) and the NPPF (2021).   

Current Application - 23/1897/FUL 
 
7.14.12 The amendments proposed as part of this current S73 application which are set out in full 

at Section 3 above are not considered to alter the above conclusions.  The development 
would result in the loss of some trees, however, this would be mitigated by replacement 
planting to supplement retained trees and vegetation.  The submitted details demonstrate 
that existing trees to be retained could be adequately protected.  Conditions on any grant 
of consent would require the implementation of the proposed landscaping and its 
management for the long term.  As such the development is considered to comply with 
Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM6 
and Appendix 2 of the Development Management Policies LDD (adopted July 2013) and 
the NPPF (2023).   

7.15 Energy & Sustainability 

7.15.1 Paragraph 157 of the NPPF states that “The planning system should support the transition 
to a low carbon future in a changing climate, taking full account of flood risk and coastal 
change. It should help to: shape places in ways that contribute to radical reductions in 
greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the 
reuse of existing resources, including the conversion of existing buildings; and support 
renewable and low carbon energy and associated infrastructure”.  



7.15.2 Policy CP1 of the Core Strategy requires the submission of an Energy and Sustainability 
Statement demonstrating the extent to which sustainability principles have been 
incorporated into the location, design, construction and future use of proposals and the 
expected carbon emissions.  

7.15.3 Policy DM4 of the DMLDD requires applicants to demonstrate that development will 
produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) 
requirements having regard to feasibility and viability. This may be achieved through a 
combination of energy efficiency measures, incorporation of on-site low carbon and 
renewable technologies, connection to a local, decentralised, renewable or low carbon 
energy supply.  

7.15.4 Three Rivers District Council declared a ‘Climate Emergency’ in 2019.  The Climate Change 
Motion put forward by Members commits the council to use all practical means to reduce 
the impact of council services on the environment, use all planning regulations and the Local 
Plan to cut carbon emissions and reduce the impact on the environment.  Following the 
declaration of the ‘Climate Emergency’ Three Rivers District Council agreed a Climate 
Change and Sustainability Report at its Full Council meeting on 25 February 2021.  The 
TRDC Climate Strategy is not a planning document, but an overarching Council Strategy 
which is informed by the draft policies in the new Local Plan.  Whilst the declaration of the 
Climate Emergency and Climate Change Strategy are noted, it is the current adopted Policy 
DM4 against which any planning applications must be currently be assessed.  However, the 
applicant has had regard to the Climate Change Strategy, and the application documents 
set out the ecological and environmental benefits and energy and sustainability measures 
proposed that are considered to demonstrate that the scheme accords with the general 
principles of the TRDC Climate Strategy. 

7.15.5 Application 22/0491/FUL was accompanied by a Design and Access Statement and an 
Energy Statement Report (March 2022) prepared by Ramboll.  The Energy Statement 
Report set out that the energy strategy is based on the energy hierarchy of prioritising 
passive design and a general energy demand reduction before the incorporation of Low 
and Zero Carbon technologies.  The Energy Statement Report has been updated 
(November 2023) to support the current S73 Application.  The main updates in the report 
provide updated information in line with changes in the architectural and MEP systems 
design related to each type of building. 

7.15.6 Passive Design: It is proposed to improve insulation of the office fabric.  In addition, solar 
control has been added to glazing to reduce cooling demand without excessively impacting 
beneficial solar gain during winter.  Improvements in the air tightness of buildings, 
particularly when not in use, are also proposed to reduce heat loss. 

7.15.7 Reduce Energy Demand: Appropriate ventilation and air conditioning systems will be used, 
alongside low energy LED light fittings and suitable smart lighting controls.  Air Source Heat 
Pump will be utilised for Stages H and I and VRF systems will provide heating and cooling.     

7.15.8 Low and Zero Carbon Technologies: In order to maximise on-site energy generation, 
photovoltaic (PV) panels will be provided on the roofs of the proposed Stages.  The solar 
array of over 12,000m2 will generate 2,321,801kWh per year.  Whilst the primary purpose 
is to power the Studios, any surplus can be exported to the wider electricity network for 
public use.  As a result of the extent of PV proposed, all electricity used on site will come 
from 100% renewable energy.   

7.15.9 Enhanced fabric combined with efficient heating, ventilation and air conditioning systems 
and the inclusion of PV will result in a 29% reduction in regulated carbon emissions.  The 
development is estimated to demonstrate an 86% reduction in overall regulated carbon 
emissions when compared to current Building Regulations requirements which is 
significantly above both the current 5% threshold and draft future guidance of 20%.  As a 



result of these measures over 1000 tonnes of regulated CO2 will be saved across WBSL 
site every year. 

7.15.10 A BREEAM 2018 New Construction ‘Excellent’ rating is being targeted across the site.  
Through water efficient sanitary ware, the buildings will be targeting a 40% reduction over 
the typical baseline water consumption.  To reduce air pollution, electric vehicle charging 
points will be provided to encourage more sustainable modes.  WBSL are also moving 
towards electrification of their vehicles on site, including the shuttle bus which transfers 
visitors to and from Watford Junction station. 

7.15.11 In summary, the development would significantly exceed the current energy policy 
requirement and therefore complies with the requirements of Policy DM4 of the 
Development Management Policies LDD (adopted July 2013).  The development would also 
exceed the current draft future guidance and notwithstanding that it is not adopted planning 
policy, regard has been had to the Council’s Climate Change Strategy. 

7.16 Flood Risk & Drainage 

7.16.1 The site is located within Flood Zone 1 and therefore has a ‘low probability’ of fluvial 
flooding, with less than a 1 in 1000 annual probability or river or see flooding in any year.  
However, as the site area is over 1 hectare a Flood Risk Assessment is required.    

7.16.2 Paragraph 165 of the NPPF states that; 

Inappropriate development in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk (whether existing or future). Where 
development is necessary in such areas, the development should be made safe for its 
lifetime without increasing flood risk elsewhere.  

 
7.16.3 Paragraph 180 of the NPPF advises that the planning system should contribute to and 

enhance the natural and local environment by remediating and mitigating despoiled, 
degraded, derelict, contaminated and unstable land, where appropriate. 

7.16.4 Policy CP1 of the Core Strategy (adopted October 2011) recognises that taking into account 
the need to (b) avoid development in areas at risk of flooding will contribute towards the 
sustainability of the District.   

7.16.5 Policy CP12 of the Core Strategy (adopted October 2011) also acknowledges that the 
Council will expect development proposals to build resilience into a site’s design taking into 
account climate change, for example through flood resistant design. 

7.16.6 Policy DM8 (Flood Risk and Water Resources) of the Development Management Policies 
LDD (adopted July 2013) advises that development will only be permitted where it would 
not be subject to unacceptable risk of flooding and would not unacceptably exacerbate the 
risks of flooding elsewhere and that the Council will support development where the quantity 
and quality of surface and groundwater are protected and where there is adequate and 
sustainable means of water supply.  Policy DM8 also requires development to include 
Sustainable Drainage Systems (SuDs).  A SuDS scheme for the management of surface 
water has been a requirement for all major developments since April 2015. 

7.16.7 Application 22/0491/FUL was accompanied by a Flood Risk Assessment and Drainage 
Strategy (March 2022) prepared by Quattro Consult which has been updated (November 
2023) to support the current S73 Application. 

Sustainable Drainage 
 

7.16.8 An acceptable surface water drainage assessment was submitted with application 
22/0491/FUL which demonstrated that surface water run-off could be adequately handled 
within the application site, and that the development would not result in flooding of adjacent 



properties or within the site itself.  As such, subject to conditions, it was considered that 
application 22/0491/FUL complied with Policy CP1 of the Core Strategy (adopted October 
2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013) 
in this regard. 

7.16.9 The Lead Local Flood Authority (LLFA) have been consulted on the current application and 
have confirmed that they have no objection to the variation of conditions application as the 
conditions to be varied have no effect on flood risk and drainage matters on the site.  They 
also note that no change to the previously approved Flood Risk Assessment and Drainage 
Strategy. 

7.17 Contaminated Land/Groundwater 

7.17.1 Paragraph 184 of the NPPF advises that planning policies and decisions should contribute 
to and enhance the natural and local environment by amongst other considerations:  

(e) Preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, 
water or noise pollution or land instability. Development should, wherever possible, help to 
improve local environmental conditions such as air and water quality, taking into account 
relevant information such as river basin management plans; 
 

7.17.2 Policy DM9 of the Development Management Policies LDD (adopted July 2013) advises 
that; 

“The Council will refuse planning permission for development, including changes of use, 
which would or could give rise to polluting emissions to land, air and/or water by reason of 
disturbance, noise, light, smell, fumes, vibration, liquids, solids or other (including smoke, 
soot, ash, dust and grit) unless appropriate mitigation measures can be put in place and be 
permanently maintained.” 
 

7.17.3 Application 22/0491/FUL was accompanied by a Geo-Environmental Site Assessment 
(March 2022) prepared by Ramboll; and Additional Environmental Assessment (28/02/22) 
prepared by Ramboll.  Both reports have been updated (November 2023) to support the 
current S73 Application. 

7.17.4 The Environmental and Protection Officer raised no objection to application 22/0491/FUL 
subject to conditions and has confirmed that they have no comments to make on the current 
S73 Application with regards to air quality or land contamination. 

7.17.5 With regards to regards to surface water and foul water sewerage network, at the time of 
application 22/0491/FUL, Thames Water recognised that the catchment is subject to high 
infiltration flows during certain groundwater conditions, however, they concluded that the 
scale of the development was such that it would not materially affect the sewer network and 
as such they had no objection but recommended that petrol / oil interceptors be fitted in all 
car parking/washing/repair facilities.  Whilst Thames Water have not commented on the 
current S73 Application, their previous comments/advice is considered to remain relevant. 

Ground Water 
 
7.17.6 The proposed development site is located within an Environment Agency defined 

groundwater Source Protection Zone 1 (SPZ1) corresponding to Pumping Station (THEG) 
which is for public water supply, comprising a number of Chalk abstraction boreholes, 
operated by Affinity Water Ltd.  Affinity Water noted at the time of application 22/0491/FUL 
that the site is within an area of historical contamination and therefore whilst they raised no 
objection, they required that a number of planning conditions were included in order that 
the risks to public water supply could be properly considered.   



7.17.7 Affinity Water have been consulted on the current S73 Application and have raised no 
objection to the proposed variation of conditions.  They have also reviewed the details 
submitted pursuant to Condition 27 (Infiltration) as this was a condition that was requested 
by them at the time of application 22/0491/FUL which the applicant now seeks to discharge. 

7.17.8 Condition 17 (Infiltration) stipulates that prior to the commencement of any built 
development, details of a Surface Water Drainage Scheme that considers ground 
contamination and public water supply as a receptor of that contamination shall be 
submitted to and approved in writing by the Local Planning Authority. 

7.17.9 The applicant has confirmed that the assessments undertaken in order to produce the 
submitted Ramboll Additional Environmental Site Assessment (2023) did not identify any 
significant contamination on site, and no impact on the public water supply was identified 
through the assessment.  The following drawings, containing the specific details of the 
drainage proposed have been submitted to satisfy the requirements of this condition: 
• WBLM09-QCL-ZZZ-XX-DR-C-5200-P06 eco park sheet 1  
• WBLM09-QCL-ZZZ-XX-DR-C-5201-P06 eco park sheet 2  
• WBLM09-QCL-ZZZ-XX-DR-C-5203-P05 swale section  
• WBLM09-QCL-ZZZ-XX-DR-C-5210-P02 eco area drainage details  

 
7.17.10 Affinity Water reviewed the submitted information and initially advised that it was not 

sufficient to meet the requirements of Condition 27.  In response, the applicant provided 
additional clarification from their drainage and contamination consultants which discuss the 
points raised and the request for additional information.  They also provided an updated 
Landscape Drawing (MERLIN-TOR-ZZ-ZZ-DR-L-90-001 Rev N), which now clearly 
demonstrates the Reed Beds in the Lower Field pond, necessary for Level 4 of the 4 Stage 
Treatment System requested by Affinity Water.  Affinity Water have reviewed the additional 
information and have confirmed that they are happy to discharge the conditions related to 
this application.  

7.17.11 The Environment Agency (EA) advised at the time of application 22/0491/FUL that the 
provided information provided a degree of confidence that it would be possible to manage 
the risks posed to controlled waters by the development, however they considered that 
further detailed information would be required before built development was undertaken.  
They therefore raised no objection subject to a number of planning conditions which were 
attached to 22/0491/FUL that required the submission of additional information to discharge 
them. The current S73 Application has provided some of this ‘additional information’ up 
front. 

7.17.12 The relevant Conditions are:   

Condition 20 – in part (Remediation Strategy); 
Condition 21(Verification Report); 
Condition 22 – in part (Long Term Monitoring); 
Condition 24 (Infiltration of Surface Water to Ground); 
Condition 26 (Decommissioning of Investigative Boreholes). 
 

7.17.13 Condition 20 (Remediation Strategy) relates to the need for the submission of a remediation 
strategy to deal with the risks associated with the contamination of the relevant phase.  The 
application submission sets out that the risk appraisals and conclusions included in both the 
approved report (Ramboll Geo-Environmental Site Assessment (2022)) and submitted 
report (Ramboll Additional Environmental Site Assessment (2023)) have not identified the 
need for contamination remediation in the pre-development phase of the Masterplan 
development. As such, the applicant considers that the requirements of the condition has 
been complied with for the relevant phase of development as set out in the Additional 
Assessment (2023) and are no longer required and that the condition can therefore be partly 
discharged. The EA have reviewed the submitted details and raise no objection and have 



confirmed that Condition 20 can be part discharged, with the outstanding requirements 
relating to Phase 8 (Building 56) only. 

7.17.14 Condition 21 (Verification Report) requires that prior to any part of the development being 
brought into use a verification report demonstrating that the completion of works set out in 
the approved remediation strategy and the effectiveness of the remediation be submitted to 
and approved by the Local Planning Authority. The application submission sets out that the 
Additional Environmental Site Assessment (2023) concluded that a requirement for 
remediation was not identified, and therefore a Verification Report would not be required. 
As such, the applicant considers that the condition is no longer required and does not need 
to be reapplied. Having reviewed the submitted details, the EA agree with this assessment 
and do not require Condition 21 to be reapplied. 

7.17.15 Condition 22 (Long Term Monitoring) states that if contamination is identified in respect of 
Condition 20, a long-term monitoring and maintenance plan in respect of such 
contamination needs to be submitted and approved by the Local Planning Authority.  The 
application submission sets out that the Groundwater data reported for the newly installed 
monitoring wells do not indicate the presence of significant contamination, and no significant 
source of contamination has been identified at the site, as set out in the submitted Ramboll 
Additional Environmental Site Assessment (2023). As such, there is not considered to be a 
need for long term monitoring on site. The EA have reviewed the submitted details and raise 
no objection and have confirmed that Condition 22 can be part discharged, with the 
outstanding requirements relating to Phase 8 (Building 56) only. 

7.17.16 Condition 24 (Infiltration of Surface Water to Ground) states that no drainage systems for 
the infiltration of surface water are to be constructed without permission from the Local 
Planning Authority. Any proposals for such systems must be supported by an assessment 
to the risks to controlled waters.  The application submission sets out that the assessments 
undertaken in order to produce the submitted Ramboll Additional Environmental Site 
Assessment (2023) did not identify any significant contamination on site. It also notes that 
proposals for infiltration on site are limited to a pond and swale in the ‘Lower Field’ which is 
a former agricultural field and as such considered low risk in terms of potential 
contamination. The infiltration proposed from these features is at levels similar to current 
infiltration rates. The shallow soil and groundwater assessment data reported and 
discussed within the submitted Assessment supports this conclusion.  The EA initially did 
not agree to the discharge of Condition 24, requesting additional information be provided. 
However, following receipt of additional information the EA confirmed that they were 
satisfied that sufficient information had been provided to discharge Condition 24. 

7.17.17 Condition 26 (Decommissioning of Investigative Boreholes) requires that a scheme for 
managing and decommissioning the boreholes installed in order to undertake the testing be 
submitted to and approved by the Local Planning Authority.  To satisfy this requirement the 
proposed methodology for the decommissioning of the investigative boreholes is included 
within the Ramboll Additional Environmental Site Assessment (2023) at section 10.2.5. 
Having reviewed the submitted details, the EA agree with this assessment and consider 
that Condition 26 is discharged. 

7.18 Refuse & Recycling 

7.18.1 Policy DM10 (Waste Management) of the DMLDD advises that the Council will ensure that 
there is adequate provision for the storage and recycling of waste and that these facilities 
are fully integrated into design proposals.  New developments will only be supported where: 

i) The siting or design of waste/recycling areas would not result in any adverse impact to 
residential or work place amenity 
ii) Waste/recycling areas can be easily accessed (and moved) by occupiers and by local 
authority/private waste providers 
iii) There would be no obstruction of pedestrian, cyclists or driver site lines 



 
7.18.2 The County Council’s adopted waste planning documents reflect Government policy which 

seeks to ensure that all planning authorities taken responsibility for waste management. 
This includes ensuring that development makes sufficient provision for waste management 
and promotes good design to secure the integration of waste management facilities with the 
rest of the development and ensuring that the handling of waste arising from the 
construction and operation of development maximises reuse/recovery opportunities, and 
minimises off-site disposal. Waste Policy 12: Sustainable Design, Construction and 
Demolition requires all relevant construction projects to be supported by a Site Waste 
Management Plan (SWMP) which aims to reduce the amount of waste produced on site 
and should contain information including types of waste removed from the site and where 
that waste is being taken to. 

7.18.3 Application 22/0491/FUL was accompanied by a SWMP which HCC Minerals and Waste 
Planning Team reviewed and confirmed included sufficient details.  The SWMP will help 
reduce the amount of waste full stop, whilst also reducing waste that is removed from the 
site.  As existing, waste will be processed on site where possible and will be collected by 
private contractors. 

7.18.4 The SWMP has been resubmitted with this current S73 application as it remains relevant. 

7.18.5 The development is in accordance with Policy DM10 of the Development Management 
Policies LDD (adopted July 2013) and Waste Policy 12. 

7.19 Safety & Security 

7.19.1 Policy CP12 of the Core Strategy advises that all development in Three Rivers will 
contribute to the sustainability of the District. This means taking into account the need to, 
for example promote buildings and public spaces that reduce opportunities for crime and 
anti-social behaviour. Policy CP12 also requires that development proposals design out 
opportunities for crime and anti-social behaviour through the incorporation of appropriate 
measures to minimise the risk of crime and create safe and attractive places.  

7.19.2 The Police Designing Out Crime Officer raised no objections to application 22/0491/FUL, 
noting that they met with relevant personnel to discuss site security.  They have again 
commented as part of the current S73 application that they are content that security 
measures have been considered.  The development is considered compliant with Policy 
CP12 of the Core Strategy (adopted October 2011) in this regard.  

7.20 Infrastructure Contributions 

7.20.1 Policy CP8 of the Core Strategy requires development to make adequate contribution to 
infrastructure and services. The Three Rivers Community Infrastructure Levy (CIL) was 
adopted in February 2015 and came into force on 1 April 2015. The Charging Schedule 
sets out that the charge per sqm of non-residential development is £nil. 

7.20.2 In order to make the proposals acceptable to maximize sustainable travel options, HCCHA 
recommended at the time of application 22/0491/FUL that developer contributions of £6000 
are sought via a Section 106 Agreement towards supporting the implementation, processing 
and monitoring of a full travel plan including any engagement that may be needed.   

7.20.3 HCCHA also recommended that developer contributions of £2,101,400 (£1,226,400 
(cycling improvements) + £875,000 (bus contribution)), aimed at encouraging a wider modal 
shift were sought. The contribution was index linked to January 2019. 

7.20.4 The applicant raised no objections to these requirements and a NPPF 57 complaint S106 
agreement to secure the contributions was secured. 



7.20.5 The completed S106 Agreement included a clause which secures that all of the planning 
obligations secured in respect of 22/0491/FUL will automatically bind any new planning 
permission issued pursuant to Section 73.  Therefore, as there are no new planning 
obligations, a Deed of Variation to the S106 Agreement is not required.  

7.21 Referral to Secretary of State 

7.21.1 The Town and Country Planning (Consultation) (England) Direction 2024 requires Local 
Planning Authorities to consult the Secretary of State before granting planning permission 
for certain types of development. These include inappropriate developments in the Green 
Belt that by reason of their scale or nature or location would have a significant impact on 
the openness of the Green Belt. As it has been concluded that very special circumstances 
exist which are considered to outweigh the harm to the Green Belt by inappropriateness 
and any other harm, it is necessary for the LPA to consult the Secretary of State prior to a 
decision being issued. The purpose of the Direction is to give the Secretary of State an 
opportunity to consider using the power to call in an application under section 77 of the 
Town and Country Planning Act 1990. If a planning application is called in, the decision on 
whether or not to grant planning permission will be taken by the Secretary of State. 

7.21.2 It is relevant to note that planning application 22/0491/FUL was referred to the Secretary of 
State who did not call in the application. 

7.22 Summary of 'any other harm' 

7.22.1 Over and above the inappropriateness of the proposed development and its likely harmful 
impact on openness in respect of Green Belt policy, it was, in addition, concluded at section 
7.5 above that there will be some significant adverse visual effects on the landscape during 
construction, however, over time with the primary mitigation proposed, the impact will 
reduce and there will be no significant landscape or visual effects after 15 years. 

7.22.2 In the absence of it being demonstrated that very special circumstances apply the proposed 
development is in conflict with the TRDC development plan as outlined above and with 
Green Belt policy as set out in the NPPF.  Section 38(6) of the Planning and Compulsory 
Purchase Act 2004, accordingly, makes it necessary to now consider whether any material 
planning considerations relating to the application exist, either individually or collectively, 
which could amount to 'very special circumstances' which clearly outweigh its 
inappropriateness, harm to the openness of the Green Belt and other harm it would cause.  

7.23 Very Special Circumstances 

7.23.1 It was concluded at section 7.3 above that, whilst the re-use of L Stage would be an 
appropriate form of development within the Green Belt in accordance with Paragraph 155 
(d) of the NPPF, the proposed new buildings would not fall within any of the exceptions 
listed at paragraph 154 of the NPPF and would be inappropriate by definition and cause 
additional harm to the Green Belt by loss of openness.    In relation to the material change 
of use of the land, it was concluded that the proposed ecological enhancements to the 
Lower Field would be appropriate within the Green Belt and would not conflict with any of 
the proposes of including land within the Green Belt.  However, as also noted, the creation 
of a permanent Backlot 2 would have a harmful impact on the openness of the Green Belt 
and would conflict with purposes of including land within the Green Belt. 

7.23.2 Overall therefore the development would constitute inappropriate development within the 
Green Belt and would also have a harmful impact on the openness of the Green Belt and 
cause other harm. The NPPF makes it clear that inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special circumstances.  
Paragraph 153 of the NPPF advises that when considering any planning application, Local 
Planning Authorities should ensure that substantial weight is given to any harm to the Green 
Belt.  ‘Very Special Circumstances’ will not exist unless 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.  

7.23.3 ‘Very Special Circumstances’ are not defined and determining whether very special 
circumstances exist is a matter of judgement and will depend on the facts and 
circumstances of the individual application. 

7.23.4 The Committee report for 22/0491/FUL considered ‘Very Special Circumstances’ as follows 
(paragraphs 7.23.5 – 7.23.18 below) and is considered to remain wholly relevant and 
applicable. It is noted that the NPPF paragraph numbers referenced reflect the pre-
December 2023 NPPF revisions. Whilst the paragraph numbers have now changed, the 
content of these paragraphs has not.   

Alternative Sites 

7.23.5 Regulation 18(3) and Schedule 4 of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 require that an Environmental Impact Assessment (EIA) 
shall include a description of the reasonable alternatives studied by the developer which 
are relevant to the proposed project and its specific characteristics. These regulations, 
however, do not expressly require the developer to study alternatives. 

7.23.6 In the Environmental Statement Non-Technical Summary at NTS42 the applicant has the 
stated:  

“The application site is entirely within the ownership of the applicant (WBSL) and there is 
local policy support for studio support use across the application site.  Additionally, the key 
premise of the development is to create a film and TV production cluster and offer benefits 
from economies of scale and localised specialist skills. Therefore, no alternative site search 
exercise was undertaken.” 

 
7.23.7 The specific characteristics of the proposed development building on the nationally 

significant film making facilities established at Leavesden and the essentiality that the 
proposed expansion of the Studios should adjoin the existing extensive investment made 
by WBSL is further explained in paragraphs 6.20–6.27 ‘Green Belt’ of the Planning 
Supporting Statement.  

7.23.8 Whether members should take into consideration the possibility of there being potential 
alternative sites for the proposed development necessarily depends on the nature of the 
proposals and the circumstances including the policy circumstances.  While it is recognised 
that the proposed development conflicts with purposes of Green Belt and will cause harm 
to openness, officers consider that the site specific nature of the development involving 
further integrated expansion of a nationally significant established film production facility 
with associated site specific financial and sustainability benefits does not make materially 
relevant to the determination of the application the consideration of alternative sites.  

7.23.9 The applicant in their submission ‘Warner Bros. Studios Response to Interim Planning 
Committee’ Appendix 1 contends that there are very special circumstances to justify the 
otherwise inappropriate development, namely the economic, social and associated benefits 
of the proposed development which they consider to be of national significance.  These 
include: 

 the national significance of WBSL to the UK creative and tourism industries; 

 the attraction of WBSL’s backlot to overseas film makers; 

 the economic and social benefits of the proposed development; 

 the need to capitalise on the global growth and demand for purpose built film 
production facilities and services; 

 the specific operational need for the proposed development to be located at WBSL; 



 the absence of alternative areas within WBSL outside the Green Belt to 
accommodate the proposed development;  

 the retention of the Lower Field (8.3 ha) as accessible open space with associated 
ecological / environmental benefits of the impact; and  

 the proposed minimisation as far as practically possible of effects on the openness 
and visual amenity of the Green Belt; 
 

7.23.10 WBSL is acknowledged as being of national significance to the UK creative and tourism 
industries.  Place Shaping Policy (PSP2) of The Core Strategy (adopted 2011) recognises 
the Studio as being nationally important and that the sustainable growth of the District’s 
economy will be supported by continuing to focus employment use within the key 
employment areas of the District including Leavesden Aerodrome.  Policy CP1 of the Core 
Strategy (adopted October 2011) states that development must contribute to the 
sustainability of the District and recognises the need to maintain high levels of employment 
by attracting jobs and training opportunities for local people and Policy CP6 of the Core 
Strategy (adopted October 2011) supports development that provides jobs, promotes skills 
and learning of the local workforce, and re-enforces the south-west Hertfordshire area’s 
existing economic clusters including film, printing and publishing, telecommunications and 
construction industries. 

7.23.11 In order to not compromise the ability of the Leavesden Studios to continue to contribute to 
the national and regional economy, both as a local employer and as a centre of substantial 
economic opportunity to contribute to the growth of the District, the Leavesden Studios Site 
was allocated specifically for Leavesden Studios Operations (adopted November 2014).  
The Site Allocations LDD (SALDD) (adopted November 2014) recognises the ability of 
Leavesden Studios to contribute to the national and regional economy and Policy SA8 of 
the SALDD provides that development on the existing studio site and the northern part of 
the Island Site outside the Green Belt must be in relation to the Leavesden Studios 
Operations and associated uses so as not to compromise this ability.  In addition, film 
making has been permitted on the existing Backlot in the Green Belt.   

7.23.12 WBSL is an integral part of the UK film industry.  It is one of the largest and most 
technological advanced creative facilities currently home to 548,200 square foot of state of 
the art sound stages; a 125 acre backlot; the largest water tank in Europe; with over 535,000 
square feet of workshop, storage and office space.  Alongside the Studio facilities, it is home 
to the Warner Bros. Studio Tour ‘The Making of Harry Potter’.  In 2019 the Studio Tour 
hosted over two million visitors, of which almost 600,000 were from overseas and it remains 
one of the UK’s most popular paid tourist attractions. 

7.23.13 For these reasons and those put forward by the applicant listed above, the national 
significance to the UK creative and tourism industries of WBSL and the need for the facility 
to expand at Leavesden should be afforded significant weight in the determination of the 
application. 

7.23.14 The Economic and Social Impact Assessment states that following the opening of T, U and 
V Stages in 2021, the annual level film and TV production at WBSL would reach £405.8 
million in 2022, up from £373.8 million in 2021.  In terms of employment, entry pass data 
indicates that on average a total of 3,900 people are on site every day involved in film and 
TV production, over 50% of which live locally. 

7.23.15 The implementation of the proposed Masterplan will require in excess of £250 million in 
infrastructure investment between late 2022 and the end of the 2026.  It is estimated that 
the opening of the additional sound stages would attract an additional £208 million in annual 
film and TV production at WBSL and raise the total annual level of film and TV production 
at WBSL to £613.8 million.  The full implementation of the Masterplan will add 1,625 FTEs 
(full time equivalent jobs) of employment and £85.7 million in GVA (gross value added) to 
the local economy by 2027.  As a result, by 2027 WBSL’s annual contribution to the local 
economy will increase to 5,891 FTE and £360.9 million GVA. 



7.23.16 These economic and social impacts of the proposed development, namely job creation and 
GVA should also be afforded significant weight. 

7.23.17 Paragraph 148 of the NPPF states that Local Planning Authorities should ensure that 
substantial weight is given to any harm to the Green Belt and ‘very special circumstances’ 
(VSC) will not exist unless 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. 

7.23.18 The development constitutes inappropriate development and results in harm to openness 
and conflicts with purposes of including land within the Green Belt.  There will be some 
significant adverse visual effects on the landscape during construction, although over time 
with the implementation of the primary mitigation proposed, those negative impacts will 
reduce such that there will be no significant landscape or visual effects after 15 years.  
Having regard to these considerations it is considered nevertheless that the significant 
economic and social benefits associated with the nationally significant WBSL and its 
proposed expansion, collectively combine to constitute material considerations of sufficient 
weight to amount to ‘very special circumstances’ that clearly outweigh the identified harm 
to Green Belt to enable planning permission to be granted subject to conditions. 

7.24 Planning Balance/Conclusion 

7.24.1 The development proposed via 22/0491/FUL was found to constitute inappropriate 
development in the Green Belt that would result in harm to openness and would conflict 
with purposes of including land within the Green Belt.  In addition, there were considered to 
be some significant adverse visual effects on the landscape during construction, however, 
it was considered that over time with the primary mitigation proposed, the impact would 
reduce such that there would be no significant landscape or visual effects after 15 years.   

7.24.2 In its favour, it was recognised that the proposed development would result in multi-million 
pound investment in the nationally significant WBSL and that there would be resulting 
substantial positive direct and indirect beneficial contributions to the local, regional and 
national economy year on year.  Additionally, the Lower Field is to be maintained in 
perpetuity as an accessible green space for ecological and environmental benefits, 
delivering a BNG of 12.65% (habitat units) and 51.90% (hedgerow units). The contribution 
of the substantial solar PV was also afforded weight. 

7.24.3 Overall it was concluded that the significant economic and social benefits, collectively 
combined to constitute material considerations of sufficient weight to provide ‘very special 
circumstances’ that clearly outweighed the identified harm to enable planning permission 
22/0491/FUL to be granted subject to conditions and a S106 Legal Agreement. 

7.24.4 These conclusions are considered to remain relevant to the current S73 Application.  There 
are considered to be significant economic and social benefits, which collectively combine 
to constitute material considerations of sufficient weight to provide ‘very special 
circumstances’ that clearly outweigh the identified harm to enable planning permission to 
be granted subject to conditions.   

7.24.5 The relevant conditions have been varied below. Where conditions have been previously 
discharged they have been updated accordingly or omitted if no longer required, this has in 
places altered the condition numbering when comparing to 22/0491/FUL. 

8 Recommendation 

8.1 The application be referred to the Secretary of State for the Department for Levelling Up, 
Housing and Communities in accordance with the Town and Country Planning 
(Consultation) (England) Direction 2024. 



Provided the Secretary of State does not call in the application for his own determination, 
the APPLICATION BE DELEGATED TO THE HEAD OF REGULATORY SERVICES TO 
VARY CONDITIONS 2, 4, 10, 19 AND 32 AND GRANT PLANNING PERMISSION 
23/1897/FUL subject to the following conditions: 

 
C1 Time (TRDC) 
 

The development hereby permitted shall be begun before the 24 February 2026. 
 

Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as 
amended by the Planning and Compulsory Purchase Act 2004. 

 
C2 Plans (TRDC) 
 

The development hereby permitted shall be carried out in accordance with the following 
approved plans:   
 
MERLIN-DNA-ZZ-00-DR-A-00001 

MERLIN-DNA-ZZ-00-DR-A-00002 – P10 

MERLIN-DNA-ZZ-00-DR-A-00003 – P7 

MERLIN-DNA-ZZ-SX-DR-A-00005 – P4 

MERLIN-DNA-ZZ-SX-DR-A-00007 – P2 

MERLIN-DNA-ZZ-SX-DR-A-00009 – P1 

 

MERLIN-DNA-ZZZ-00-DR-A-1030 

 

MERLIN-DNA-ZZ-00-DR-A-10000 – P1  

MERLIN-DNA-ZZ-01-DR-A-10001 – P1 

MERLIN-DNA-ZZ-02-DR-A-10002 – P1 

MERLIN-DNA-ZZ-03-DR-A-10003 – P1 

MERLIN-DNA-ZZ-R1-DR-A-10004 – P1 

MERLIN-DNA-ZZ-EL-DR-A-20000 – P1 

MERLIN-DNA-ZZ-SX-DR-A-30000 – P1 

 

MERLIN-DNA-2E-00-DR-A-10100 – P1 

MERLIN-DNA-2E-01-DR-A-10101 – P1 

MERLIN-DNA-2E-02-DR-A-10102 – P1 

MERLIN-DNA-2E-R1-DR-A-10103 – P1 

MERLIN-DNA-2E-EL-DR-A-20100 – P1 

MERLIN-DNA-2E-SX-DR-A-30100 – P1 

 

MERLIN-DNA-2F-00-DR-A-10200 – P1 

MERLIN-DNA-2F-01-DR-A-10201 – P1 

MERLIN-DNA-2F-02-DR-A-10202 – P1 

MERLIN-DNA-2F-R1-DR-A-10203 – P1 

MERLIN-DNA-2F-EL-DR-A-20200 – P1 

MERLIN-DNA-2F-SX-DR-A-30200 – P1 

 

MERLIN-DNA-2G-00-DR-A-10206 

MERLIN-DNA-2G-01-DR-A-10207 

MERLIN-DNA-2G-02-DR-A-10208 

MERLIN-DNA-2G-R1-DR-A-10209 

MERLIN-DNA-2G-EL-DR-A-20210 

MERLIN-DNA-2G-SX-DR-A-30210 



 

MERLIN-DNA-ZZ-00-DR-A-10300 – P1 

MERLIN-DNA-ZZ-01-DR-A-10301 – P1 

MERLIN-DNA-ZZ-02-DR-A-10302 – P1 

MERLIN-DNA-ZZ-03-DR-A-10303 – P1 

MERLIN-DNA-ZZ-R1-DR-A-10304 – P3 

MERLIN-DNA-ZZ-EL-DR-A-20300 – P3 

MERLIN-DNA-ZZ-SX-DR-A-30300 – P3 

 

MERLIN-DNA-73-00-DR-A-10400 – P1 

MERLIN-DNA-73-M1-DR-A-10401 – P1 

MERLIN-DNA-73-R1-DR-A-10403 – P1 

MERLIN-DNA-73-EL-DR-A-20400 – P1 

MERLIN-DNA-73-SX-DR-A-30400 – P1 

MERLIN-DNA-74-EL-DR-A-20401 

 

MERLIN-DNA-72-00-DR-A-10400 – P2 

MERLIN-DNA-72-M1-DR-A-10401 – P2 

MERLIN-DNA-72-R1-DR-A-10403 – P2 

MERLIN-DNA-72-EL-DR-A-20400 – P2 

MERLIN-DNA-72-SX-DR-A-30400 – P2 

 

MERLIN-DNA-18-00-DR-A-01400 

MERLIN-DNA-18-01-DR-A-01401 

MERLIN-DNA-18-R1-DR-A-01402 

MERLIN-DNA-18-EL-DR-A-01403 

MERLIN-DNA-18-SX-DR-A-01404 

MERLIN-DNA-18-00-DR-A-10400 

MERLIN-DNA-18-M1-DR-A-10401 

MERLIN-DNA-18-01-DR-A-10402 

MERLIN-DNA-18-R1-DR-A-10403 

MERLIN-DNA-18-EL-DR-A-20400 

MERLIN-DNA-18-SX-DR-A-30400 

 

MERLIN-DNA-56-00-DR-A-10500 – P1 

MERLIN-DNA-56-R1-DR-A-10501 – P1 

MERLIN-DNA-56-01-DR-A-10502 

MERLIN-DNA-56-EL-DR-A-20500 – P1 

MERLIN-DNA-56-SX-DR-A-30500 – P1 

 

MERLIN-DNA-80-00-DR-A-10600 – P1  

MERLIN-DNA-80-01-DR-A-10601 – P1 

MERLIN-DNA-80-02-DR-A-10602 – P1 

MERLIN-DNA-80-03-DR-A-10603 – P1 

MERLIN-DNA-80-04-DR-A-10604 – P1 

MERLIN-DNA-80-R1-DR-A-10605 – P1 

MERLIN-DNA-80-EL-DR-A-20600 – P1 

MERLIN-DNA-80-SX-DR-A-30600 – P1 

MERLIN-DNA-80-SX-DR-A-30602 – P1 

 

MERLIN-DNA-76-00-DR-A-10700 – P1 

MERLIN-DNA-76-01-DR-A-10701 – P1 

MERLIN-DNA-76-R1-DR-A-10702 – P1 



MERLIN-DNA-76-EL-DR-A-20700 – P1 

MERLIN-DNA-76-SX-DR-A-30700 – P1 

 

MERLIN-DNA-75-00-DR-A-10900 – P1 

MERLIN-DNA-75-M1-DR-A-10901 – P1 

MERLIN-DNA-75-R1-DR-A-10902 – P1  

MERLIN-DNA-75-EL-DR-A-20900 – P1 

MERLIN-DNA-75-SX-DR-A-30900 – P1 

 

MERLIN-DNA-41-00-DR-A-10800 – P1 

MERLIN-DNA-41-01-DR-A-10801 – P1 

MERLIN-DNA-41-R1-DR-A-10802 – P1 

MERLIN-DNA-41-EL-DR-A-20800 – P1 

 

MERLIN-DNA-145-00-DR-A-0001 

MERLIN-DNA-145-00-DR-A-1000 

MERLIN-DNA-145-00-DR-A-1002 

MERLIN-DNA-145-EL-DR-A-2000 

MERLIN-DNA-145-EL-DR-A-2001 

MERLIN-DNA-145-SX-DR-A-3000 

 

MERLIN-QCL-ZZ-XX-DR-C-0030-P01 

MERLIN-QCL-ZZ-XX-DR-C-0031-P01 

WBLM02-QCL-ZZZ-XX-DR-C-5200-P05 

WBLM02-QCL-ZZZ-XX-DR-C-5201-P04 

WBLM02-QCL-ZZZ-XX-DR-C-5203-P04 

WBLM02-QCL-ZZZ-XX-DR-C-5210-P01 

MERLIN-QCL-ZZ-XX-DR-C-0002-P08 

MERLIN-QCL-ZZZ-XX-DR-C-0006-P03 

MERLIN-QCL-ZZZ-XX-DR-C-0007-P04 

4477-C2.00 O 

 

1366-SC-201-P5 

1366-SC-202-P4 

1366-SC-203-P4 

 

1366-SC-375 

1366-SC-380 

1366-SC-381 

 

1366-SC-385 

1366-SC-386 

1366-SC-388 

1366-SC-389 

WBLM02-QCL-ZZZ-XX-DR-C-5230-P03 

WBLM02-QCL-ZZZ-XX-DR-C-5220-P03 

WBLM02-QCL-ZZZ-XX-DR-C-5221-P02 

WBLM02-QCL-ZZZ-XX-DR-C-9401-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9402-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9403-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9404-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9405-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9406-P03 



WBLM02-QCL-ZZZ-XX-DR-C-9407-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9408-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9409-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9410-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9412-P03 

WBLM02-QCL-ZZZ-XX-DR-C-9414-P02 

WBLM02-QCL-ZZZ-XX-DR-C-9425-P01 

 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0001 Rev N 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0002 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0003 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0004 Rev H 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0005 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0006 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0007 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0008 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0009 Rev D 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0010 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0011 Rev H 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0012 Rev K 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0013 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0014 Rev E 

MERLIN-TOR-ZZ-ZZ-SH-L-90-0001 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0016 Rev B 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0018 

 

21011-3 

 

21134-MA-XX-XX-DR-C-0002 P03 

21134-MA-XX-XX-DR-C-0003 P01 

 

21134-MA-XX-XX-DR-C-0001 P02 

21134-MA-XX-XX-DR-C-1100 P02  

21134-MA-XX-XX-DR-C-1101 P02 

21134-MA-XX-XX-DR-C-1102 P04 

21134-MA-XX-XX-DR-C-1103 P02 

21134-MA-XX-XX-DR-C-1104 P02 

21134-MA-XX-XX-DR-C-1105 P02 

21134-MA-XX-XX-DR-C-1106 P02 

21134-MA-XX-XX-DR-C-1107 P02 

21134-MA-XX-XX-DR-C-1108 P01 

 
Reason: For the avoidance of doubt, in the proper interests of planning and in accordance 
with Policy SA8 of the Site Allocations Local Development Document (adopted November 
2014), Policies PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12 of the Core Strategy 
(adopted October 2011) and Policies DM2, DM3, DM4, DM6, DM8, DM9, DM10, DM12, 
DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013). 

 
C3 Highways Details (HCC Highways) 
 

Roads, footways; Cycleways; Foul and surface water drainage; Visibility splays; Access 
arrangements; Parking provision in accordance with adopted standard; Loading areas; and 
Turning areas shall be delivered as set out on the following approved plans. 
 



• 1366-SC-385 (Footpaths and Cycleways)  
• 1366-SC-386 (Roads and Parking)  
• 1366-SC-388 (Kerbs)  
• 1366-SC-389 (Kerbs Island Site)  
• WBLM02-QCL-ZZZ-XX-DR-C-5230-P03 (Proposed Drainage)  
• WBLM02-QCL-ZZZ-XX-DR-C-5220-P03 (Island Site Proposed Drainage Carpark Building 
80)  
• WBLM02-QCL-ZZZ-XX-DR-C-5221-P02 (Island Site Proposed Drainage Lighting Building 
75)  
• WBLM02-QCL-ZZZ-XX-DR-C-9401-P03 (tracking refuse1)  
• WBLM02-QCL-ZZZ-XX-DR-C-9402-P03 (tracking refuse2)  
• WBLM02-QCL-ZZZ-XX-DR-C-9403-P03 (tracking refuse3)  
• WBLM02-QCL-ZZZ-XX-DR-C-9404-P03 (tracking refuse4)  
• WBLM02-QCL-ZZZ-XX-DR-C-9405-P03 (tracking refuse5)  
• WBLM02-QCL-ZZZ-XX-DR-C-9406-P03 (tracking fire1)  
• WBLM02-QCL-ZZZ-XX-DR-C-9407-P03 (tracking fire2)  
• WBLM02-QCL-ZZZ-XX-DR-C-9408-P03 (tracking fire3)  
• WBLM02-QCL-ZZZ-XX-DR-C-9409-P03 (tracking fire4)  
• WBLM02-QCL-ZZZ-XX-DR-C-9410-P03 (tracking fire5)  
• WBLM02-QCL-ZZZ-XX-DR-C-9412-P03 (tracking pantec)  
• WBLM02-QCL-ZZZ-XX-DR-C-9414-P02 (Tracking junction HGV)  
• WBLM02-QCL-ZZZ-XX-DR-C-9425-P01 (Typical visibility Splays)  

 
Reason: To ensure suitable, safe and satisfactory planning and development of the site in 
accordance with Policies CP10 and CP12 of the Core Strategy (adopted October 2011). 

 
C4 Vehicular Access Completion (HCC Highways) 
 

No more than 22,558sqm of new buildings shall be occupied until the vehicular access for 
that building has been completed and thereafter retained as shown on drawing number 
(21134-MA-XX-XX-DR-C-1102 P04) in accordance with details/specifications to be 
submitted to and approved in writing by the Local Planning Authority in consultation with the 
highway authority. Prior to use appropriate arrangements shall be made for surface water to 
be intercepted and disposed of separately so that it does not discharge from or onto the 
highway carriageway. 
 
Reason: To ensure satisfactory access into the site and avoid carriage of extraneous material 
or surface water from or onto the highway in accordance with Policies CP10 and CP12 of the 
Core Strategy (adopted October 2011). 

 
C5 Surface Water (HCC Highways) 
 

No new buildings shall be occupied until arrangement has been made for surface water from 
each phase of the proposed development to be intercepted and disposed of separately so 
that it does not discharge onto the highway carriageway. 
 
Reason: To avoid the carriage of extraneous material or surface water from or onto the 
highway in accordance with Policies CP10 and CP12 of the Core Strategy (adopted October 
2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013). 

 
C6 Electric Vehicle (EV) Charging Points (HCC Highways) 
 

EV charging in the proposed Multi Storey Decked Car Park shall be provided in accordance 
with the following approved plans before first use of the Car Park and shall be maintained as 
such thereafter. 

 
• MERLIN-DNA-80-00-DR-A-10600-P1  



• MERLIN-DNA-80-00-DR-A-10601-P1  
• MERLIN-DNA-80-00-DR-A-10602-P1  
• MERLIN-DNA-80-00-DR-A-10603-P1  
• MERLIN-DNA-80-00-DR-A-10604-P1  
• MERLIN-DNA-80-00-DR-A-10605-P1  

 
Reason: To ensure construction of a satisfactory development and to promote sustainable 
development in accordance with Policies CP1, C10 and CP12 of the Core Strategy (adopted 
October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 
2013). 

 
C7 Cycle Parking (HCC Highways) 

 
No new building shall be occupied until the cycle parking for that building (as shown on 
approved plans: 1366-SC-375 Proposed Site Plan (Cycle Storage); 1366-SC-380 Cycle 
Storage (Type A); and 1366-SC-381 Cycle Storage (Type B)); is fully implemented and 
thereafter retained for this purpose. 

 
Reason: To ensure the provision of cycle parking that meets the needs of occupiers of the 
proposed development and in the interests of encouraging the use of sustainable modes of 
transport in accordance with Policies CP1, C10 and CP12 of the Core Strategy (adopted 
October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies 
LDD (adopted July 2013). 

 
C8 Construction Management Plan (HCC Highways) 
 

The construction of the development shall only be carried out in accordance with the 
Masterplan 2022 Construction Environmental Management Plan (CEMP) Rev 6 (November 
2022), and the Highways Construction Management Plan Rev 1 (HCMP) (Updated 
December 2023).  

 
Reason: In order to protect highway safety and the amenity of other users of the public 
highway and rights of way in accordance with Policies CP1, C10 and CP12 of the Core 
Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development 
Management Policies LDD (adopted July 2013). 

 
C9 Source of Illumination – General (HCC Highways) 
 

External lighting shall be provided in accordance with the approved external Lighting Strategy 
and impact assessment (November 2023 Update) and Masterplan 2022: Technical Note to 
Discharge Condition 9.  
 
Reason: To ensure construction of a satisfactory development and in the interests of highway 
safety in accordance with Policies CP10 and CP12 of the Core Strategy (adopted October 
2011). 

 
C10 Highway Improvements – Local Cycle Network Improvements (HCC Highways) 
 

A) Design Approval: 
Notwithstanding the details indicated on the submitted drawings, no on-site works above slab 
level for the new buildings shall commence until a detailed scheme for the offsite highway 
improvement works as indicated on drawing numbers (21134-MA-XX-XX-DR-C-0001 P02, 
21134-MA-XXXX-DR-C-1100 P02, 21134-MA-XX-XX-DR-C-1101 P02, 21134-MA-XX-XX-
DR-C-1102 P04, 21134-MA-XX-XX-DR-C-1103 P02, 21134-MA-XX-XX-DR-C-1104 P02, 
21134-MA-XX-XX-DR-C-1105 P02, 21134-MA-XX-XX-DR-C-1106 P02, 21134-MA-XX-XX-
DR-C-1107 P02 and 21134-MA-XX-XX-DR-C-1108 P01) have been submitted to and 
approved in writing by the Local Planning Authority in consultation with the Highway Authority. 



 
B) S278 Agreement: 
No new building shall be occupied until S278 Agreements are in place covering the 
improvement works referred to in Part A of this condition. 
 
C) Implementation/Construction: 
Up to 22,558sqm of floor space may be occupied subject to the prior provision of a temporary 
pedestrian / cycle access from the site onto Gypsy Lane and the following elements of the 
S278 works are completed: 

 The provision of a new crossing over the A41 Watford Road near Gypsy Lane to 
enable connection from the development to the route under the Hunton Bridge 
Roundabout; and 

 Capacity improvements to the existing site access roundabout at Aerodrome Way / 
Warner Drive Roundabout. 

 
Prior to the occupation of any additional floorspace beyond 22,558sqm or within 2 years from 
the date of first occupation, the remainder of the S278 works shall be completed and 
temporary pedestrian /cycle access onto Gypsy Lane shall be closed. 
 
Reason: To ensure construction of a satisfactory development and that the highway 
improvement works are designed to an appropriate standard in the interest of highway safety 
and amenity and in accordance with Policies CP10 and CP12 of the Core Strategy (adopted 
October 2011). 

 
C11 Highway Improvements – A41 Toucan to the Hempstead Road underpass (HCC Highways) 
 

A) Design Approval 
No on-site works above slab level for the new buildings shall commence until a detailed 
scheme for the provision of a toucan crossing of the A41 connecting the local cycle network 
improvements shown in the drawing 21134-MA-XX-XX-DR-C-1100 P02 to the A41 
pedestrian/ cycle subway below the A41/ Hempstead Road roundabout have been submitted 
to and approved in writing by the Local Planning Authority in consultation with the Highway 
Authority. 
 
B) Implementation / Construction 
No new buildings shall be occupied until the improvement works referred to in part A of this 
condition have been completed in accordance with the approved details. 
 
Reason: To ensure construction of a satisfactory development and that the highway 
improvement works are designed to an appropriate standard in the interest of highway safety 
and amenity and in accordance with Policies CP10 and CP12 of the Core Strategy (adopted 
October 2011). 

 
C12 Travel Plan – Requested Prior to Use (HCC Highways) 
 

At least 3 months prior to the first occupation of the new buildings hereby permitted a detailed 
Travel Plan for the Studio site shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with the Highways Authority. The approved Travel Plan 
Statement shall be implemented in accordance with the timetable and target contained in 
therein and shall continue to be implemented as long as any part of the development is 
occupied subject to approved modifications agreed by the Local Planning Authority in 
consultation with the Highway Authority as part of the annual review. 
  
Reason: To ensure that sustainable travel options associated with the development are 
promoted and maximised to be in accordance with Policies CP1, CP10 and CP12 of the Core 
Strategy (adopted October 2011). 

 



C13 M25 Junction 21a Improvements (National Highways) 
 

No new buildings forming part of the development hereby approved, shall be occupied until 
a scheme and programme for improvement works to M25 Junction 21a has been submitted 
and agreed in writing by the Local Planning Authority (in consultation with National 
Highways). The approved works to M25 Junction 21a shall be implemented in full and open 
to traffic prior to occupation of any new building forming part of this application unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To mitigate any adverse impact from the development on the M25 J21a, to ensure 
that the M25 J21a continues to be an effective part of the national system of routes for through 
traffic in accordance with section 10 of the Highways Act 1980 and to satisfy the reasonable 
requirements of road safety and in accordance with Policies CP10 and CP12 of the Core 
Strategy (adopted October 2011). 

 
C14 Site Waste Management Plan (SWMP) (HCC Waste & Minerals Team) 
 

Site preparation and construction works shall be carried out in accordance with the approved 
SWMP (Rev 3, 02/03/22).   
 
Reason: To promote sustainable development and meet the requirements of Policy CP1 of 
the Core Strategy (adopted October 2011) and Policy DM10 of the Development 
Management Policies LDD (adopted July 2013). 

 
C15 Materials (TRDC) 
 

The building(s) shall not be erected other than in the materials as have been approved in 
writing by the Local Planning Authority as stated on the application form and shown on the 
approved plans; and no external materials shall be used other than those approved.  
 
Reason: To prevent the development being constructed in inappropriate materials in 
accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011). 

 
C16 Energy Saving Measures (TRDC) 
 

The new sound stages hereby permitted shall not be first occupied until the energy saving 
and renewable energy measures detailed within the approved Energy Statement (March 
2022) prepared by Ramboll are incorporated into the approved development. 
  
Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 
of the Core Strategy (adopted October 2011) and Policy DM4 of the Development 
Management Policies LDD (adopted July 2013) and to ensure that the development makes 
as full a contribution to sustainable development as possible. 

 
C17 Operational Management Plan – In accordance with (TRDC) 
 

The use of the Replacement Backlot and Support Facilities (Backlot 2) as shown on drawing 
no: MERLIN-DNA-ZZ-00-DR-A-00002-P10 shall at all times be carried out in accordance with 
the approved Operational Management Plan (March 2022). 
 
Reason: In the interests of the visual amenity of the Green Belt and area and residential 
amenity of neighbouring occupiers and ecology and to meet the requirements of Policies 
CP1, CP9, CP11 and CP12 of the Core Strategy (adopted October 2011) and Policies DM2, 
DM6 and DM9 of the Development Management Policies LDD (adopted July 2013). 

 
C18 Boundary Treatments (TRDC) 
 



All boundary treatments shall be maintained in accordance with the details shown on the 
approved plans. 
  
Reason: In the interests of visual amenity and security in accordance with Policies CP1, CP11 
and CP12 of the Core Strategy (adopted October 2011) and Policies DM2 and DM9 of the 
Development Management Policies LDD (adopted July 2013). 

 
C19 Noise (TRDC Env Health) 
 

All permanent plant, machinery and equipment installed or operated in connection with the 
development shall be so enclosed and/or attenuated so that noise levels at noise sensitive 
receptors do not exceed the noise limits as set out in table T1 of RSK Acoustics report 206-
0600 R02 (revision 1 dated 8th March 2022); or otherwise a level of 5 dBA below the existing 
representative background noise level during the relevant period of operation, as assessed 
in accordance with BS4142:2014+A1:2019.  
 
Reason: To ensure that the nearby residential properties are not subjected to excessive noise 
and disturbance having regard to Policies CP1 and CP12 of the Core Strategy (adopted 
October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 
2013). 

 
C20 Remediation Strategy (Environment Agency Condition 1; and Environmental Protection) 
 

Prior to the commencement of Phase 8 (Amenity Building) (As per Appendix A HCMP rev 1, 
Updated December 2023) approved by this planning permission a remediation strategy to 
deal with the risks associated with contamination of the relevant phase in respect of the 
development hereby permitted, must be submitted to, and approved in writing by, the Local 
Planning Authority. This strategy will include the following components: 
 
1. A site investigation scheme to provide information for a detailed assessment of the risk to 
all receptors that may be affected, including those off-site. 
2. The results of the site investigation and the detailed risk assessment referred to in (1) and, 
based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 
3. A verification plan providing details of the data that will be collected in order to demonstrate 
that the works set out in the remediation strategy in (2) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action. 
 
Reason: To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution in line 
with NPPF paragraph 180 and Policy DM9 of the Development Management Policies LDD 
(adopted July 2013). 

 
C21 Long Term Monitoring (Environment Agency Condition 3; and Environmental Protection) 
 

If identified in respect of condition C20 (Amenity Building), Phase 8 (Building 56) (As per 
Appendix A HCMP rev 1, Updated December 2023)  shall not commence until a long-term 
monitoring and maintenance plan in respect of contamination, including a timetable of 
monitoring and submission of reports to the local planning authority, has been submitted to, 
and approved in writing by, the local planning authority. Reports as specified in the approved 
plan, including details of any necessary contingency action arising from the monitoring, shall 
be submitted to, and approved in writing by, the Local Planning Authority. Alternatively, if a 
long-term monitoring and maintenance plan is not deemed necessary for a given phase of 
the development, a written statement based on prior contamination assessment shall be 
submitted to, and approved in writing by, the Local Planning Authority, confirming that long-



term monitoring and maintenance measures are not required and the reasons why the 
measures are not required. 
 
Reason: To ensure that the site does not pose any further risk to the water environment by 
managing any ongoing contamination issues and completing all necessary long-term 
remediation measures. This is in line with paragraph 180 of the NPPF and Policy DM9 of the 
Development Management Policies LDD (adopted July 2013). 

 
C22 Previously Unidentified Contamination (Environment Agency Condition 4; and Affinity Water; 

and Environmental Protection) 
 

If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) shall be carried out until a remediation strategy detailing how this contamination 
will be dealt with has been submitted to, and approved in writing by, the Local Planning 
Authority. The remediation strategy shall be implemented as approved. 
 
Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution from 
previously unidentified contamination sources at the development site. This is in line with 
paragraph 180 of the NPPF and Policy DM9 of the Development Management Policies LDD 
(adopted July 2013). 

 
C23 Intrusive Groundworks (Environment Agency Condition 6; and Affinity Water) 
 

Piling/other foundation designs using penetrative methods shall not be carried out other than 
with the written consent of the Local Planning Authority. The development shall be carried 
out in accordance with the approved details. 
 
Reason: To ensure that the proposed development does not harm groundwater resources in 
line with paragraph 180 of the NPPF and Policy DM9 of the Development Management 
Policies LDD (adopted July 2013). 

 
C24 Decommission of Investigative Boreholes (Environment Agency Condition 7) 
 

The scheme as approved, as set out at section 10.2.5 of the Ramboll Additional 
Environmental Site Assessment (November 2023), shall be implemented prior to the 
occupation of that phase of the permitted development where boreholes are to be located. 
 
Reason: To ensure that redundant boreholes are safe and secure, and do not cause 
groundwater pollution or loss of water supplies. This is in line with paragraph 180 of the NPPF 
and Policy DM9 of the Development Management Policies LDD (adopted July 2013). 

 
C25 SuDS – Management and Maintenance Plan (LLFA/TRDC Consultant)  
 

Upon completion of the drainage works for each phase of development including all SuDS 
drainage features in accordance with the timing / phasing, a management and maintenance 
plan for the SuDS features and drainage network must be submitted to and approved in 
writing by the Local Planning Authority. The management and maintenance plan shall 
include;  
1. Provision of complete set of built drawings for site drainage.  
2. Maintenance provisions and operational requirements for the installed drainage system.  
3. Arrangements for adoption and any other measures to secure the operation of the scheme 
throughout its lifetime.  
 
Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of surface water 
from the site for the lifetime of the development and to meet the requirements of Policies CP1 



and CP12 of the Core Strategy and Policy DM8 of the Development Management Policies 
LDD (adopted July 2013). 

 
C26 Lighting (TRDC Env Health & Herts Ecology) 
 

External lighting shall be erected only in accordance with the External Lighting Strategy and 
Impact Assessment (03/08/2022) prepared by Ramboll unless details have first been 
submitted to and approved in writing by the Local Planning Authority.  
 
Reason: In the interests of visual amenity and biodiversity and to meet the requirements of 
Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM6 
and DM9 of the Development Management Policies LDD (adopted July 2013). 

 
C27 Construction Environment Management Plan (CEMP) (Environmental Protection, TRDC 

Environmental Health, Hertfordshire Ecology) 
 

The development shall be carried out in full accordance with the approved Construction 
Environmental Management Plan Rev 6, dated 30/11/22. 
 
Reason: In the interests of the environment, landscape and ecology and in accordance with 
Policies CP1 and CP9 of the Core Strategy (adopted October 2011) and Policies DM6 and 
DM9 of the Development Management Policies LDD (adopted July 2013). 

 
C28 Mechanical Ventilation Strategy (Environmental Protection) 
 

The development shall be carried out in full accordance with the approved Ventilation and 
Extraction Statement prepared by Ramboll March 2022 (Rev 04, dated 08/03/22). 
 
Reason: In the interests of the environment and amenity and in accordance with Policies CP1 
and CP9 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development 
Management Policies LDD (adopted July 2013). 

 
C29 Decked Car Park – Provision (TRDC) 
 

No more than 22,558sqm of new buildings forming part of the development hereby approved, 
shall be occupied until the decked car park hereby permitted has been constructed and 
brought into use.  The decked car park shall thereafter be retained for parking of staff and 
visitors to the site. 
 
Reason: To ensure appropriate levels of parking and to meet the requirements of Policies 
CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and 
Appendix 5 of the Development Management Policies LDD (adopted July 2013). 

 
C30 Landscaping – Implementation of (TRDC) 
 

The development shall be carried out in accordance with the approved drawings: 

 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0001 Rev N 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0002 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0003 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0004 Rev H 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0005 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0006 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0007 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0008 Rev G 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0009 Rev D 



MERLIN-TOR-ZZ-ZZ-DR-L-90-0010 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0011 Rev H 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0012 Rev K 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0013 Rev E 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0014 Rev E 

MERLIN-TOR-ZZ-ZZ-SH-L-90-0001 Rev F 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0016 Rev B 

MERLIN-TOR-ZZ-ZZ-DR-L-90-0018 

MERLIN-TOR-ZZ-ZZ-SH-L-90-0001 Rev F 

 

and the Landscape Management Specification (Rev A, dated 01.06.2023) approved pursuant 

to condition 33 of 22/0491/FUL, LPA ref. 23/0623/DIS dated 6 June 2023. 

 

Reason: To ensure that the approved landscaping is satisfactorily implemented and 
maintained, in accordance with Policies CP1 and CP12 of the Core Strategy (adopted 
October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 
2013). 

 
C31 LEMP (Lower Field) – programme of works (TRDC) 
 

The development shall be undertaken in accordance with the Landscape Ecological 
Management Plan (LEMP) (Updated June 2023) approved pursuant to condition 34 of 
22/0491/FUL, LPA ref. 23/0623/DIS dated 6 June 2023. 
 
Reason: To ensure that the proposed ecological enhancement works to the Lower Field are 
satisfactorily implemented and maintained, in accordance with Policies CP1 and CP12 of the 
Core Strategy (adopted October 2011) and Policy DM6 of the Development Management 
Policies LDD (adopted July 2013). 

 
C32 Landscaping – Backlot 2 (TRDC) 
 

 The bund hereby approved and shown on drawing MERLIN-TOR-ZZ-ZZ-DR-L-90-0001 Rev 
N shall be completed within 12 months of the first permanent use of Backlot 2. The approved 
planting schedule referenced on drawing MERLIN-TOR-ZZ-ZZ-SH-L-90-0001 Rev F (where 
it relates to Backlot 2) and shown on drawing MERLIN-TOR-ZZ-ZZ-DR-L-90-0001 Rev N 
shall be undertaken during the first planting season following completion of the bund. 
 
Reason: To ensure that the approved landscaping is satisfactorily implemented, in 
accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and 
Policy DM6 of the Development Management Policies LDD (adopted July 2013). 

 
C33 Lower Field retention for public access (TRDC) 
 

The Lower Field as indicated on drawing no: MERLIN-TOR-ZZ-ZZ-DR-L-90-0001 Rev N and 
hereby approved as an area of publicly accessible open space shall be retained as such in 
perpetuity and shall not be used for any other purpose. 
 
Reason: To ensure that the Lower Field is retained for public access in perpetuity, in 
accordance with Policies CP1, CP8 and CP12 of the Core Strategy (adopted October 2011) 
and Policy DM6 of the Development Management Policies LDD (adopted July 2013). 

 
C34 Translocation Strategy Management Plan (TSMP) (Herts. Ecology) 
 

The removal and subsequent relocation of soil and scrub from the Local Wildlife Site to the 
Lower Field shall be undertaken in accordance with the Translocation Strategy and 
Management Plan (TSMP) prepared by LC Ecological Services (Updated June 2023) 



approved pursuant to condition 37 of 22/0491/FUL, LPA ref. 23/0817/DIS dated 19 June 
2023. 

 
Reason: To maintain wildlife habitat and to meet the requirements of Policies CP1, CP9 and 
CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development 
Management Policies LDD (adopted July 2013). 
 

C35 Temporary Pedestrian/Cycle Access - Details 
 

No new building shall be occupied until details of the temporary pedestrian / cycle access 
from the site onto Gypsy Lane have been submitted to and approved in writing by the Local 
Planning Authority and have thereafter been provided prior to occupation of any new building 
and maintained until such time that the following elements of the S278 works are completed: 

 The provision of a new crossing over the A41 Watford Road near Gypsy Lane to 
enable connection from the development to the route under the Hunton Bridge 
Roundabout; and 

 Capacity improvements to the existing site access roundabout at Aerodrome Way / 
Warner Drive Roundabout. 

  
Reason: To ensure construction of a satisfactory development and that the highway 
improvement works are designed to an appropriate standard in the interest of highway safety 
and amenity and in accordance with Policies CP10 and CP12 of the Core Strategy (adopted 
October 2011). 
 

 
8.2 Informatives: 

I1 General Advice: 
With regard to implementing this permission, the applicant is advised as follows: 

 
All relevant planning conditions must be discharged prior to the commencement of work. 
Requests to discharge conditions must be made by formal application. Fees are £145 per 
request (or £43 where the related permission is for extending or altering a dwellinghouse or 
other development in the curtilage of a dwellinghouse). Please note that requests made 
without the appropriate fee will be returned unanswered.  

 
There may be a requirement for the approved development to comply with the Building 
Regulations. Please contact Hertfordshire Building Control (HBC) on 0208 207 7456 or at 
buildingcontrol@hertfordshirebc.co.uk who will be happy to advise you on building control 
matters and will protect your interests throughout your build project by leading the compliance 
process. Further information is available at www.hertfordshirebc.co.uk.  

 
Community Infrastructure Levy (CIL) - Your development may be liable for CIL payments and 
you are advised to contact the CIL Officer for clarification with regard to this. If your 
development is CIL liable, even if you have been granted exemption from the levy, please be 
advised that before commencement of any works It is a requirement under Regulation 67 of 
The Community Infrastructure Levy Regulations 2010 (As Amended) that CIL form 6 
(Commencement Notice) must be completed, returned and acknowledged by Three Rivers 
District Council before building works start. Failure to do so will mean you lose the right to 
payment by instalments (where applicable), and a surcharge will be imposed. However, 
please note that a Commencement Notice is not required for residential extensions IF relief 
has been granted. 

 
Care  should  be  taken  during  the  building  works  hereby  approved  to  ensure  no  damage 
occurs to the verge or footpaths during construction. Vehicles delivering materials to this 
development shall not override or cause damage to the public footway. Any damage will 
require to be made good to the satisfaction of the Council and at the applicant's expense. 



 
Where possible, energy saving and water harvesting measures should be incorporated. Any 
external changes to the building which may be subsequently required should be discussed 
with the Council's Development Management Section prior to the commencement of work. 

 
I2 Construction Hours: 

The applicant is reminded that the Control of Pollution Act 1974 allows local authorities to 
restrict construction activity (where work is audible at the site boundary). In Three Rivers 
such work audible at the site boundary, including deliveries to the site and running of 
equipment such as generators, should be restricted to 0800 to 1800 Monday to Friday, 0900 
to 1300 on Saturdays and not at all on Sundays and Bank Holidays. 

 
I3 Positive & Proactive: 

The Local Planning Authority has been positive and proactive in its consideration of this 
planning application, in line with the requirements of the National Planning Policy Framework 
and in accordance with the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. The development maintains/improves the economic, 
social and environmental conditions of the District. 

 
I4 Section 106 Agreements: 

The applicant is reminded that this planning permission is subject to either a unilateral 
undertaking or an agreement made under the provisions of Section 106 of the Town and 
Country Planning Act 1990. 

 
I5 Site Notice Removal: 

The applicant is hereby advised to remove all site notices on or near the site that were 
displayed pursuant to the application. 

 
I6 Thames Water: 

Thames Water would recommend that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. 

 
I7 Environment Agency Flood Risk Activity Permit: 

The Environmental Permitting (England and Wales) Regulations 2016 require a permit to be 
obtained for any activities which will take place: 
• on or within 8 metres of a main river (16 metres if tidal) 
• on or within 8 metres of a flood defence structure or culvert (16 metres if tidal) 
• 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 
• 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. 

 
I8 Cadent Gas Ltd. Advisory Note: 

Cadent Gas Ltd own and operate the gas infrastructure within the area of your development. 
There may be a legal interest (easements and other rights) in the land that restrict activity in 
proximity to Cadent assets in private land. The applicant must ensure that the proposed 
works do not infringe on legal rights of access and or restrictive covenants that exist. 

 

https://www.gov.uk/guidance/flood-risk-activities-
https://www.gov.uk/guidance/flood-risk-activities-


If buildings or structures are proposed directly above the apparatus the development may 
only take place following diversion of the apparatus. The applicant should apply online to 
have apparatus diverted in advance of any works, by visiting cadentgas.com/diversions 

 
Prior to carrying out works, including the construction of access points, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works for review, ensuring 
requirements are adhered to. 

 
I9 Storage of Materials (HCC Highways): 

The applicant is advised that the storage of materials associated with the construction of this 
development should be provided within the site on land which is not public highway, and the 
use of such areas must not interfere with the public highway. If this is not possible, 
authorisation should be sought from the Highway Authority before construction works 
commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
anddeveloper-information/business-licences/business-licences.aspx or by telephoning 0300 
1234047. 

 
I10 Obstruction of Highway (HCC Highways):  

It is an offence under section 137 of the Highways Act 1980 for any person, without lawful 
authority or excuse, in any way to wilfully obstruct the free passage along a highway or public 
right of way. If this development is likely to result in the public highway or public right of way 
network becoming routinely blocked (fully or partly) the applicant must contact the Highway 
Authority to obtain their permission and requirements before construction works commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
anddeveloper-information/business-licences/business-licences.aspx or by telephoning 
03001234047. 

 
I11 Debris and deposits on the highway (HCC Highways):  

It is an offence under section 148 of the Highways Act 1980 to deposit compost, dung or 
other material for dressing land, or any rubbish on a made up carriageway, or any or other 
debris on a highway to the interruption of any highway user. Section 149 of the same Act 
gives the Highway Authority powers to remove such material at the expense of the party 
responsible. Therefore, best practical means shall be taken at all times to ensure that all 
vehicles leaving the site during construction of the development and use thereafter are in a 
condition such as not to emit dust or deposit mud, slurry or other debris on the highway. 
Further information is available by telephoning 0300 1234047. 

 
I12 Avoidance of surface water discharge onto the highway (HCC Highways):  

The applicant is advised that the Highway Authority has powers under section 163 of the 
Highways Act 1980, to take appropriate steps where deemed necessary (serving notice to 
the occupier of premises adjoining a highway) to prevent water from the roof or other part of 
the premises falling upon persons using the highway, or to prevent so far as is reasonably 
practicable, surface water from the premises flowing on to, or over the footway of the 
highway. 

 
I13 Works within the highway (section 278) (HCC Highways):  

The applicant is advised that in order to comply with this permission it will be necessary for 
the developer of the site to enter into an agreement with Hertfordshire County Council as 
Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory 
completion of the access and associated road improvements. The construction of such works 
must be undertaken to the satisfaction and specification of the Highway Authority, and by a 
contractor who is authorised to work in the public highway. Before works commence the 
applicant will need to apply to the Highway Authority to obtain their permission and 
requirements. Further information is available via the County Council website at: 

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-


https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
anddeveloper-information/development-management/highways-development-
management.aspx or by telephoning 0300 1234047. 

 
I14 Construction Management Plan (CMP) (HCC Highways):  

The purpose of the CMP is to help developers minimise construction impacts and relates to 
all construction activity both on and off site that impacts on the wider environment. It is 
intended to be a live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must address the 
way in which any impacts associated with the proposed works, and any cumulative impacts 
of other nearby construction sites will be mitigated and managed. The level of detail required 
in a CMP will depend on the scale and nature of development. The CMP would need to 
include elements of the Construction Logistics and Community Safety (CLOCS) standards 
as set out in our Construction Management template, a copy of which is available on the 
County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
anddeveloper-information/development-management/highways-development-
management.aspx 

 
I15 Public Right of Way to remain unobstructed (HCC Highways): 

The Public Right of Way(s) should remain unobstructed by vehicles, machinery, materials, 
tools and any other aspects of the construction during works. Safe passage past the site 
should be maintained at all times for the public using this route. The condition of the route 
should not deteriorate as a result of these works. Any adverse effects to the surface from 
traffic, machinery or materials (especially overspills of cement & concrete) should be made 
good by the applicant to the satisfaction of the Highway Authority. No materials shall be 
stored or left on the Highway including Highway verges. If the above conditions cannot 
reasonably be achieved, then a Temporary Traffic Regulation Order (TTRO) would be 
required to close the affected route and divert users for any periods necessary to allow works 
to proceed, for which a fee would be payable to Hertfordshire County Council. Further 
information is available via the County Council website at 
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-
access/rightsof-way/rights-of-way.aspx or by contacting Rights of Way, Hertfordshire County 
Council on 0300 123 4047. 

 
I16 Street works licence (New Roads and Street Works Act - Section 50): (HCC Highways): 

The applicant is advised that they are not authorised to carry out any work within the Public 
Highway and that to do so they will need to enter into a legal agreement with the Highway 
Authority (NRSW agreement). This consent is separate and additional to any planning 
permission that may be given. Before proceeding with the proposed development, the 
applicant shall obtain the requirements and permission for the associated placement of 
apparatus within the adjacent highway as part of the proposal via the County Council’s 
website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/permit-scheme/east-of-england-permit-scheme.aspx or by 
telephoning 0300 1234 40047. 
This should be carried out prior to any new apparatus is placed within the highway. 

 
I17 Abnormal loads and importation of construction equipment (i.e. large loads with: a width 

greater than 2.9m; rigid length of more than 18.65m or weight of 44,000kg – commonly 
applicable to cranes, piling machines etc.) (HCC Highways):  
The applicant is directed to ensure that operators conform to the provisions of The Road 
Vehicles (Authorisation of Special Types) (General) Order 2003 in ensuring that the Highway 
Authority is provided with notice of such movements, and that appropriate indemnity is 
offered to the Highway Authority. Further information is available via the Government website 
www.gov.uk/government/publications/abnormal-load-movements-application-
andnotification-forms or by telephoning 0300 1234047. 

https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-


 
I18 Travel Plan (TP) (HCC Highways):  

A TP, in accordance with the provisions as laid out in Hertfordshire County Council’s Travel 
Plan Guidance, would be required to be in place from the first occupation/use until 5 years 
post occupation/use. A £1,200 per annum (overall sum of £6000 and index-linked RPI March 
2014) Evaluation and Support Fee would need to be secured via a Section 106 agreement 
towards supporting the implementation, processing and monitoring of the full travel plan 
including any engagement that may be needed. Further information is available via the 
County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-
anddeveloper-information/development-management/highways-development-
management.aspx OR by emailing travelplans@hertfordshire.gov.uk 

 
I19 National Highways Advice Note: 

At this stage National Highways has only agreed the principle of the need to improve M25 
Junction 21a. Any subsequently identified scheme will need to demonstrate that it will be able 
to mitigate the impacts of the development set out in 22/0491/FUL. This development 
involves work to the public highway (strategic road network and local road network) that can 
only be undertaken within the scope of a Legal Agreement or Agreements between the 
applicant and National Highways (as the strategic highway company appointed by the 
Secretary of State for Transport) and, as necessary and appropriate, the Local Highway 
Authority. Planning permission in itself does not permit these works. 

 
It is the applicant’s responsibility to ensure that before commencement of any works to the 
public highway, any necessary Agreements under the Highways Act 1980 are also obtained 
(and at no cost to National Highways). Works to the highway will normally require an 
agreement or agreements, under Section 278 of the Highways Act, with National Highways 
and the Local Highway Authority. 

 
I20 Environmental Health Informatives: 

Vehicles should meet the most recent European emissions standards and relevant guidance 
such as IAQM Gudiance should be followed.  Information for Developers and guidance 
documents can be found online at:  
https://www.watford.gov.uk/info/20011/business_and_licensing/349/contaminated_land 
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9 Appendices 

9.1 Appendix 1: Consultation Responses 

9.1.1 Abbots Langley Parish Council: [No objection] 

9.1.1.1 Initial comments 15.12.23: [Clarification sought] 

Members reserve the right to comment once more detailed information is received. 
 

9.1.1.2 Further comments 25.01.24: [No comment] 

Comments post further review – no comment. 
 

9.1.2 Active Travel England: [No objection] 

9.1.2.1 Initial comments 15.12.23: [Deferral] 

Notice is hereby given that Active Travel England’s formal recommendation is as follows: 
 
c. Deferral: ATE is not currently in a position to support this application and requests further 
assessment, evidence, revisions and/or dialogue as set out in this response. 
 
1.0 Background 
 
Active Travel England (ATE) welcomes the opportunity to comment on these proposals at 
the Warner Brothers Studios which are submitted pursuant to an existing consent (LPA Ref: 
22/0491/FUL) for the expansion of film production facilities, sound stages, workshops, 
offices and staff welfare provision together with supporting infrastructure including a new 
roundabout access, car parking, landscaping and a pedestrian footbridge. 
 
This submission relates to the variation of six planning conditions associated with the 
original consent, and the submission of information to satisfy further conditions which have 
future trigger points. The following are relevant to this response. 
 
2 - Approved plans 
3 - Highway Details 
4 - Vehicular access 
7 - Cycle Parking 
10 - Local Cycle Network Improvements 
 
This submission is supported by an updated Transport Assessment and Travel Plan, a 
Design and Access Statement Addendum and revised drawings setting out proposals for 
highway works, footpaths and cycleways, cycle parking and lighting alongside suggested 
reworded conditions. 
 
It is recognised that the site and surrounding areas have therefore been subject to historic 
planning considerations by the LPA, the Highway Authority and other consultees over some 
time. These deliberations would have included an assessment of layout, accessibility and 
active travel requirements as the proposals have progressed up until now. Given that this 
relates to an extant consent, it is therefore not ATE's intention to revisit the entirety of the 
application, but more to assess the drawings that have been submitted as part of the 
submission, the internal layout and the timing and delivery of infrastructure. 
 
2.0 Summary 
 
The wider application provides the opportunity to bring a considerable number of jobs to the 
area although this location is subject to a number of transport constraints and barriers 



resulting from the situation and orientation of the site. While existing congestion and the 
impacts of motorised traffic will be of a material nature, the applicant has an obligation to 
meet local and national planning and transport policies to prioritise sustainable patterns of 
movement in line with the government's aim for half of all journeys in our towns and cities 
to be made by walking, wheeling and cycling. 
 
There is a fair amount to support and commend in relation to the wider proposals, in 
particular the considerable upgrade to just under 3km of footway / verge to segregated 
walking and cycling routes in and around the A41 and Aerodrome Way which will 
compliment the Watford Sustainable Modes strategy alongside the provision of junction and 
crossing features that aim to create consistent provision in line with the principles of Local 
Transport Note (LTN) 1/20 – Cycling Infrastructure. 
 
ATE does however raise concerns over some design aspects together with the intention to 
delay the delivery of such infrastructure beyond occupation of the site, while further details 
are required to ensure on-site facilities and the supporting Travel Plan match the ambition 
that is demonstrated off-site. 
 
3.0 National Policy and Guidance 
 
These proposals have been assessed in accordance with the following national planning 
policy and design guidance. 
 
The National Planning Policy Framework (NPPF) sets out how: 
 
110. In assessing… specific applications for development, it should be ensured that: 
a) appropriate opportunities to promote sustainable transport modes can be – or have been 
– taken up, given the type of development and its location; 
 
112. …applications for development should: 
a) give priority first to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas…; 
b) address the needs of people with disabilities and reduced mobility in relation to all modes 
of transport; [and] 
c) create places that are safe, secure and attractive – which minimise the scope for conflicts 
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond 
to local character and design standards; 
 
Gear change: a bold vision for cycling and walking sets the Government’s vision for cycling 
and walking to be the natural first choice for many journeys with half of all journeys in towns 
and cities being cycled or walked by 2030. Active Travel England’s responsibilities for 
walking also extend to “wheeling”, such as the use of wheelchairs (self-propelled or 
powered) and mobility scooters. 
 
Paragraph 82 of the National Design Guide (Planning practice guidance for beautiful, 
enduring and successful places, 2021, states: 
 
Priority is given to pedestrian and cycle movements, subject to location and the potential to 
create connections. Prioritising pedestrians and cyclists mean creating routes that are safe, 
direct, convenient and accessible for people of all abilities. These are designed as part of 
attractive spaces with good sightlines, and wellchosen junctions and crossings, so that 
people want to use them. Public rights of way are protected, enhanced and well-linked into 
the wider network of pedestrian and cycle routes. 
 
Local Transport Note (LTN) 1/20 



Local Transport Note 1/20 (LTN 1/20) provides guidance to local authorities on delivering 
high quality, cycle infrastructure. More specifically relevant to this application is paragraph 
11.7 – Workplace Facilities for Cycle Parking identifies the potential for travel behaviour 
change in workplaces through the provision of appropriate facilities: 

 
- Space for cycle parking should be considered at the earliest possible stage of 
a scheme design or building development (paragraph 11.1.4). 
- Personal security within cycle parking areas may also be a concern if the 
parking is remote and not overlooked by adjacent buildings. Cycle parking, 
and routes to and from it, should be clearly marked, overlooked, well maintained, 
well-lit and integrated into the built environment (paragraph 
11.2.2) 
- As with car parking, a proportion of the cycle parking (typically 5%) should be provided 
for non-standard cycles to accommodate people with mobility impairments. (11.3.2) 
- Recommended dimensions for cycle parking are provided in Table 11-2 

- Details of the requirements for workplace facilities are provided in section 11.7. 
 
11.7.2 Places of work where staff need to wear special clothes will already have changing, 
shower and locker facilities, but the design of new or refurbished buildings should consider 
similar features to support cycle commuting. While people who commute short distances 
may well be able to do so without wearing specialist cycling clothing, those riding longer 
distances will appreciate changing rooms and lockers, preferably with facilities to dry 
clothing.  
 
Inclusive mobility: making transport accessible for passengers and pedestrians provides 
guidance on designing and improving the accessibility and inclusivity of public transport and 
pedestrian infrastructure. 
 
Active Design (Sport England, supported by Active Travel England and the Office for Health 
Improvement & Disparities) sets out how the design of our environments can help people 
to lead more physically active and healthy lives. 
 
4.0 Off-site Highway Works (walking and cycling linkages) 
 
The extent of works submitted in drawing series 21134-MZ-XX-XX-DR commits to the 
delivery of a 3m two-way cycle route alongside a 2m footway which commences to the north 
of the A41 / A411 / M25 roundabout junction and continues along the A41 North Western 
Avenue as far as a new roundabout access junction (between on-site Buildings 77, 80 and 
75), with the route continuing with this specification alongside both the internal access road, 
North Western Avenue to the east and Aerodrome Way to the north as far as Cunningham 
Way and south along Aerodrome Way as far as Ashefields. A further section connects the 
base of the 'triangle' formed by the above routes along Gadeside. 
 
The design of the new entrance junction (sheet 3 of 9) provides segregated footway / 
cycleway provision around the entirety of the new roundabout and this is supported, as is 
the provision of generous zebra crossing widths and routing which appear to minimise 
conflict between modes, taking into account the cycle desire line across the southern side 
of the roundabout. 
 
The provision of zebra crossings minimises delay for pedestrians and cyclists across the 
junction, while the inclusion of a signalised crossing between this roundabout and the 
existing Aerodrome Way / Dowding Way / 'central' site access roundabout, together with 
further provision along Aerodrome Way to the south of the above (sheet 4) is also 
supported. 
 
Alterations to the existing central access roundabout (sheet 5) follows a similar approach to 
active travel as the new roundabout to its south, maintaining segregation while providing 



segregated zebra crossings to minimise conflict, while maximising pedestrian / cyclist 
priority over turning traffic. Further to the north (sheets 5-8) the segregated route continues 
along Aerodrome Way along its eastern / southern side as it arcs to the northeast and as 
far as Hill Farm Avenue. Other treatments include expanded width crossing points across 
bellmouths of junctions alongside suitable segregation and the provision of a bus stop 
bypass adjacent Hercules Way. Sheet 9 identifies where Aerodrome Way (which becomes 
Ashfields) ties back into Gadeside, again served by the 5m segregated provision. 
 
5.0 Areas of Concern 
 
Access and off-site Walking and Cycling linkages 
 
The above represents a considerable upgrade to infrastructure and the provision of twoway 
segregation for cyclists alongside dedicated space for pedestrians and wheelchair users is 
welcomed. ATE raises observations in section 5.0 below which require to be taken into 
account and revisions made to drawings as appropriate. It is also recommended that the 
designer undertakes an assessment using the ATE Route Check and Cycling Level of 
Service tools to further inform the design. 
 

 Separation from fast-moving traffic - The above routes accompany and sit directly 
alongside a number of higher-category roads which are subject to speed limits far greater 
than the 20mph and 30mph that are common to built up areas. This brings with it an 
additional responsibility for the designer to provide physical protection in line with LTN1/20. 
Revisions to each drawing are therefore required that demonstrate how the infrastructure 
will meet the requirements to consider and/or implement safety barriers / fences (parag 
5.11.3), protection from air turbulence (parag 6.2.11), horizontal separation (Table 6-1), 
buffer zones and verges (Table 7-3). Schemes submitted by local highway authorities that 
fail to incorporate these features and safeguards are either rejected or altered, and it should 
therefore be no different where similar infrastructure is put forward as part of a development. 
 

 Deliverability - It is noted from the drawing (sheets 1 and 2) and from reviewing the 
surrounding area that further investigation and additional detail is necessary to demonstrate 
the deliverability of the improved walking / cycling routes. For instance, there is a 
considerable extent of vegetation and level differences together with lighting columns and 
road sign columns within the current footway and verge that could present obstacles to 
pedestrians and cyclists alongside the A41 and result in unforeseen pinchpoints or areas of 
conflict at the section 278 technical approval stage. 
 
Triggers for delivery of walking / cycling facilities 
 
It is understood that this submission seeks to delay the delivery of off-site works until at 
least 31% (22,558sqm of the total 70,559sqm) floorspace approved in 2022 has been 
occupied. This carries with it a potentially detrimental outcome for the accessibility of the 
site and the success of any promotion, incentives and encouragement to embed active 
travel habits amongst the staff and visitors to the site. 
 
The analysis presented in the 2023 Transport Assessment (TA) presents a forecast of the 
effects of the delay to the delivery of infrastructure in respect of how this affects traffic 
movements and congestion on the network. Whilst this is necessary, no commentary is 
presented regarding the number of active travel movements that are prevented as a result 
of these proposals, given that the trip generation for the TA (and it appears the 2022 TA) 
only considered motor vehicle trips, contrary to the requirements of Planning Practice 
guidance Guidance on Travel Plans, Transport Assessments and Statements (2014) to 
provide a multi-modal assessment of hourly trips to the site. 
 
ATE notes the intention within the TA to bring forward the introduction of shuttle bus services 
to local rail stations and centres of population with funding identified for a minimum of six 



16-seat minibuses for a minimum period of 18 months and detailed feasibility work to 
implement a car-sharing app, both of which would be operational prior to occupation. 
 
However, this alone is not considered sufficient given the delay to what is clearly a 
comprehensive response to the need to better connect the site with local catchments by 
foot and by bike and the precedent this would set for other major development. Ultimately 
this is a matter for the Local Planning Authority to determine in conversation with the 
highway authority. However, ATE's view is that these extensive works should come forward  
in sufficient time to serve the development from the outset in order to foster and embed 
sustainable patterns of travel, in addition to the improvements to Gypsy Lane. 
 
Internal Layout 
 
The theme of segregated footway / cycle provision continues a short distance into the site 
before building 77, after which it is assumed cyclists would use the internal road network. 
This isn't of particular concern, given that there will be low levels of traffic largely in part due 
to the provision of Studio South car parking on the opposite side of the new southern 
roundabout (accessible by an overbridge). Otherwise, the pedestrian routes appear direct 
and coherent, following largely the alignments dictated by the new stages, which by their 
nature of their arrangement encourages a legible mesh / grid of internal streets, with 
footways, crossings and areas of shared space at sensible locations. 
 
Cycle Parking 
 
While the quantum of cycle parking would have potentially been agreed as part of the extant 
consent and the provision of cycle parking at various locations of the development would 
appear sound, the form of cycle storage shown as 'Type A' is unsecure and therefore 
unacceptable. 
 
Wall-mounted cycle stands do not allow for the frame of the bicycle to be secured and 
therefore invite theft, while no information could be found within the TA or supporting 
drawings to confirm whether or not these spaces are to be sheltered from the elements. 
Both of these factors will act as a disincentive to cycling, which is considered to be at odds 
with the investment that is being made off-site in respect of delivering cycling improvements 
to the surrounding highway network along North Western Avenue, Gadeside Bypass and 
Aerodrome Way. 
 
The applicant is directed towards the requirements contained within LTN1/20 section 11.1 
and specifically parags 11.2.1, 11.2.2 and 11.2.4 (Security), 11.2.6 & 11.3.2 (Providing 
spaces for all users), and section 11.4 (Specifications and dimensions). ATE therefore 
requests these facilities are revised to meet modern requirements in line with the 
commitments of the Travel Plan and the requirements of policy. Further details are also 
requested of staff locker, shower, changing and drying room provision if cycling is to be a 
realistic alternative to private car use. 
 
Travel Plan and Mode share targets 
 
While the Travel Plan (TP) is not subject to determination as part of this application, it is 
noticeable that the mode share target for walking and cycling to the site are distinctly 
unambitious, increasing from a 1% and 3% baseline (in 2021) to a 2% and 5% 'Final' target. 
While this is reflective of the location of the site and the nature of the business, there is no 
supporting information on staff catchment to understand what could be achievable. This is 
disappointing given that paragraph 5.3.11 of the TP references a staff home location 
analysis being undertaken to inform the TP. 
 



It is crucial that the effort put into the travel plan matches the level of investment that is 
being made in the local area and noting that the site is within a convenient cycling distance 
of a considerable residential catchment, not just within Leavesden, but also around Abbot's 
Langley, North Watford, Garston and King's Langley. 
 
Moving forward and in advance of the formal submission of the Travel Plan, ATE would 
expect to see details of actions to be taken if the targets are not met should be outlined and 
committed to with the intention for these to be secured, implemented, and monitored 
through the planning conditions / S106 obligations. The travel plans should be supported 
and funded for the whole of the development period / set time / until the targets are met and 
sustained for a set period. 
 
6.0 Next Steps 
 
ATE requests that these comments are forwarded to the case officer and shared with the 
highway authority, the applicant and its agent. ATE is happy to be involved / assist in any 
further discussions throughout the determination of the application. 
 

9.1.2.2 Further comments 12.02.24 following receipt of additional information: [No objection] 

No objection. 
 
On the basis of the information available, Active Travel England is content with the 
development proposed. 

 
9.1.3 Affinity Water:  

9.1.3.1 Initial comments: [No objection to variation] 

We have no comments on the variation of the conditions stated. 
We will await further contact on any conditions that relate to those stated in our letter to 
22/0491/FUL sent on the 14 April 2022. 
 

9.1.3.2 Officer comment: Further clarification was sought as the response from AW did not refer to 
the details submitted pursuant to certain conditions. 

9.1.3.3 Further comments 24.12.23: [Insufficient information provided] 

Thank you for notification of the above planning application. We would like to address the 
parts in the covering letter and planning support statement on certain conditions, alongside 
the additional information submitted for those conditions. We recommend referring to our 
initial response on 22/0491/FUL on the 14th April 2022 prior to continuing with the below. 
 
At this stage, the information provided under this application to address certain conditions 
is not sufficient to cover our concerns and therefore would not be recommended by us for 
discharge if they were to be submitted as they are. Please see below for details. 
 
Condition 27 TRDC/Condition 25 WBC (Infiltration) & Condition 24 TRDC/Condition 22 
WBC (Infiltration of Surface Water to Ground): 

- Firstly, with regards to condition 27, it has been noted that development works are already 
being undertaken within the lower field where the construction of this pond and swale are 
proposed. We would like to understand what is covered under “prior to the commencement 
of any built development” within the wording of the condition and what works are occurring 
at this time. We are concerned that works are commencing on the proposed system prior 
to our assessment of its viability. 

- The soakage tests carried out have demonstrated that the system as proposed is 
insufficient to deal with the surface water being directed to the final stage of the system. 
Further investigations on this point are required to satisfy our concerns. 



- Relating to the above point, if infiltration is no longer found to be viable and an alternative 
system is to be proposed, we would need a confirmation of the attenuation and 
conveyancing features, alongside the formal discharge method and location. 

- If infiltration is pursued, additional ground investigation is required around the soakaway to 
further understand ground conditions and potential contamination which may negatively 
impact the resultant water quality that migrates groundwater. 

- As the proposed drainage system appears to be dealing with surface water from a working 
site, if infiltration is continued with, we will require at least 4 appropriate stages of treatment 
proposed prior to infiltration. 

- In relation to further investigations being required for the infiltrative drainage system, the 
following conditions Condition 22 TRDC/Condition 20 WBC (Long Term Monitoring), 
Condition 20 TRDC/Condition 18 WBC (Remediation Strategy) and Condition 21 TRDC & 
Condition 19 WBC (Verification Report) would need to await the results of those 
investigations. 
 
With regards to the variations of the conditions stated in this application, we have no 
comments. 
 

9.1.3.4 Further comments 04.03.24: [No objection] 

We are happy to discharge the conditions related to this application. Although if the 
development changes significantly in terms of drainage design or new contamination is 
found we would like to be reconsulted. 
 

9.1.4 British Pipeline Agency: [No objection] 

Having reviewed the information provided, the BPA pipeline(s) is not affected by these 
proposals, and therefore BPA does not wish to make any comments on this application. 
 
However, if any details of the works or location should change, please advise us of the 
amendments and we will again review this application. 
 

9.1.5 Environment Agency: [No objection] 

9.1.5.1 Initial comments 12.12.23: [No objection to variation, condition 24 not agreed] 

Thank you for consulting us on the above Variation of Conditions on 17 November. We note 
that it is proposed to submit sufficient information required by various planning conditions 
attached to application 22/0491/FUL, to negate the need for these conditions to be reapplied 
to any resultant decision either wholly or in part. As part of this consultation, we have 
reviewed the following documents: 
 
• Geo-Environmental Site Assessment, prepared by Ramboll, and dated 6 November 2023 
(report ref.: 1620012265, issue 05). 
• Additional Environmental Site Assessment (2023), prepared by Ramboll, and dated 6 
November 2023 (report ref.: 1620015768-002, issue 03). 
• Flood Risk Assessment and Drainage Strategy, prepared by Quattro Consult, and dated 
30 October 2023 (ref.: 4494, Tender Issue, revision P06). 
 
These documents have been submitted in relation to the following conditions attached to 
22/0491/FUL (our ref: NE/2022/134288/03): 
• Condition 20 (Remediation Strategy) (in part) (EA Condition 1) 
• Condition 21 (Verification Report) (EA Condition 2) 
• Condition 22 (Long Term Monitoring) (in part) (EA Condition 3) 
• Condition 24 (Infiltration of Surface Water to Ground) (EA Condition 5); and 
• Condition 26 (Decommissioning of Investigative Boreholes) (EA Condition 7) 
 



Considering the above, we have no objection to the variation of conditions and are 
satisfied that sufficient information has been submitted in order to discharge 
conditions 20 (in part), 21, 22 (in part) and 26 ONLY. 
 
With respect to Condition 24, further information is required to confirm that sufficient 
treatment stages have been incorporated into the design to protect controlled waters. In 
addition, since the site is located within a Source Protection Zone 1, an additional treatment 
component is required that provides environmental protection in the event of an unexpected 
pollution event or poor system drainage. 
 
As a consequence, we would now only recommend the following conditions be attached to 
the decision (either wholly or in part, as specified). We have listed the condition number as 
per the original decision, as well as the corresponding EA condition number, for ease of 
reference. 
 
Condition 20, EA Condition 1 (in part) – Remediation Strategy 
Prior to the commencement of each phase of the built development approved by this 
planning permission a remediation strategy to deal with the risks associated with 
contamination of the relevant phase in respect of the development hereby permitted, must 
be submitted to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components: 
 
1. A site investigation scheme to provide information for a detailed assessment of the risk 
to all receptors that may be affected, including those off-site. 
2. The results of the site investigation and the detailed risk assessment referred to in (1) 
and, based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 
3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action. 
 
Reason 
To ensure that the development does not contribute to and is not put at unacceptable risk 
from or adversely affected by, unacceptable levels of water pollution in line with NPPF 
paragraph 174 and Policy DM9 of the Development Management Policies LDD (adopted 
July 2013). 
 
Condition 22, EA Condition 3 (in part) – Long Term Monitoring 
If identified in respect of condition C20 (Remediation Strategy), the relevant phase of the 
development hereby permitted shall not commence until a long-term monitoring and 
maintenance plan in respect of contamination, including a timetable of monitoring and 
submission of reports to the local planning authority, has been submitted to, and approved 
in writing by, the local planning authority. Reports as specified in the approved plan, 
including details of any necessary contingency action arising from the monitoring, shall be 
submitted to, and approved in writing by, the Local Planning Authority. 
Alternatively, if a long-term monitoring and maintenance plan is not deemed necessary for 
a given phase of the development, a written statement based on prior contamination 
assessment shall be submitted to, and approved in writing by, the Local Planning Authority, 
confirming that long-term monitoring and maintenance measures are not required and the 
reasons why the measures are not required. 
 
Reason 
To ensure that the site does not pose any further risk to the water environment by managing 
any ongoing contamination issues and completing all necessary long-term remediation 
measures. This is in line with paragraph 174 of the NPPF and Policy DM9 of the 
Development Management Policies LDD (adopted July 2013). 



 
Condition 23, EA Condition 4 – Previously Unidentified Contamination 
If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) shall be carried out until a remediation strategy detailing how this contamination 
will be dealt with has been submitted to, and approved in writing by, the Local Planning 
Authority. The remediation strategy shall be implemented as approved. 
 
Reason 
To ensure that the development does not contribute to, and is not put at unacceptable risk 
from or adversely affected by, unacceptable levels of water pollution from previously 
unidentified contamination sources at the development site. This is in line with paragraph 
174 of the NPPF and Policy DM9 of the Development Management Policies LDD (adopted 
July 2013). 
 
Condition 24, EA Condition 5 – Infiltration of Surface Water to Ground 
No drainage systems for the infiltration of surface water to the ground are permitted other 
than with the written consent of the Local Planning Authority. Any proposals for such 
systems must be supported by an assessment of the risks to controlled waters. The 
development shall be carried out in accordance with the approved details. 
 
Reason 
To ensure that the development does not contribute to and is not put at unacceptable risk 
from or adversely affected by, unacceptable levels of water pollution caused by mobilised 
contaminants. This is in line with paragraph 174 of the NPPF and Policy DM9 of the 
Development Management Policies LDD (adopted July 2013). 
 
Condition 25, EA Condition 6 – Intrusive Groundworks 
Piling/other foundation designs using penetrative methods shall not be carried out other 
than with the written consent of the Local Planning Authority. The development shall be 
carried out in accordance with the approved details. 
 
Reason 
To ensure that the proposed development does not harm groundwater resources in line 
with paragraph 174 of the NPPF and Policy DM9 of the Development Management Policies 
LDD (adopted July 2013). 
 
Pre-Application Advice 
Regarding future applications, if you would like us to review a revised technical report prior 
to a formal submission, outside of a statutory consultation, and/or meet to discuss our 
position, this will be chargeable in line with our planning advice service. If you wish to 
request a document review or meeting, please contact our team email address at 
HNLsustainableplaces@environment-agency.gov.uk. 
 
Final comments 
Thank you for contacting us regarding the above application. Our comments are based on 
our available records and the information submitted to us. Please quote our reference 
number in any future correspondence. Please provide us with a copy of the decision notice 
for our records. This would be greatly appreciated.  
 

9.1.5.2 Further comments 24.1.24: [No objection to condition 24] 

Thank you for consulting us on the above Variation of Conditions on 27 December 2023. 
We note that it is proposed to submit sufficient information required by various planning 
conditions attached to application 22/0491/FUL, to negate the need for these conditions to 
be reapplied to any resultant decision either wholly or in part. As part of this consultation, 
we have reviewed the following document: 



1. Quattro Consult. Condition 24, EA Condition 5 dated 21st December 2023 
 
This document has been submitted in relation to our response issued on 12 December 2023 
for the following conditions attached to 22/0491/FUL (our ref:NE/2022/134288/03): 
 
• Condition 20 (Remediation Strategy) (in part) (EA Condition 1) 
• Condition 21 (Verification Report) (EA Condition 2) 
• Condition 22 (Long Term Monitoring) (in part) (EA Condition 3) 
• Condition 23 (Previously Unidentified Contamination) (EA Condition 4) 
• Condition 24 (Infiltration of Surface Water to Ground) (EA Condition 5) 
• Condition 25 (Intrusive Groundworks) (EA Condition 6) 
• Condition 26 (Decommissioning of Investigative Boreholes) (EA Condition 7) 
 
In our previous response dated 12 December 2023 we stated that we have no objection to 
the variation of conditions and are satisfied that sufficient information has been submitted 
in order to discharge conditions 20 (in part), 21, 22 (in part) and 26 ONLY. 
 
Based on the review of additional information submitted to us we are now satisfied 
that sufficient information has been submitted in order to discharge condition 24. 
 
The information submitted confirms that the interceptor will be fitted with an alarm system 
and provides details of the procedure that will be followed in the event of a spill. The level 
of treatment prior to infiltration appears to be in line with Chapter 26 of the SuDS manual. 
Assuming that the drainage is installed with the appropriate level of treatment and that the 
mitigation measures are implemented, we are satisfied that the risk to Controlled Waters is 
low. 
 
We are therefore satisfied that sufficient information has been submitted with respect to 
Condition 24. Should the design change, we request to be re-consulted. 
 
As a consequence, we would now only recommend the following conditions be attached to 
the decision (either wholly or in part, as specified). We have listed the condition number as 
per the original decision, as well as the corresponding EA condition number, for ease of 
reference. 
 
Condition 20, EA Condition 1 (in part) – Remediation Strategy 
Prior to the commencement of each phase of the built development approved by this 
planning permission a remediation strategy to deal with the risks associated with 
contamination of the relevant phase in respect of the development hereby permitted, must 
be submitted to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components: 
 
1. A site investigation scheme to provide information for a detailed assessment of the risk 
to all receptors that may be affected, including those off-site. 
2. The results of the site investigation and the detailed risk assessment referred to in (1) 
and, based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 
3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action. 
 
Reason: To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution in 
line with NPPF paragraph 174 and Policy DM9 of the Development Management Policies 
LDD (adopted July 2013). 
 



Condition 22, EA Condition 3 (in part) – Long Term Monitoring 
If identified in respect of condition C20 (Remediation Strategy), the relevant phase of the 
development hereby permitted shall not commence until a long-term monitoring and 
maintenance plan in respect of contamination, including a timetable of monitoring and 
submission of reports to the local planning authority, has been submitted to, and approved 
in writing by, the local planning authority. Reports as specified in the approved plan, 
including details of any necessary contingency action arising from the monitoring, shall be 
submitted to, and approved in writing by, the Local Planning Authority. Alternatively, if a 
long-term monitoring and maintenance plan is not deemed necessary for a given phase of 
the development, a written statement based on prior contamination assessment shall be 
submitted to, and approved in writing by, the Local Planning Authority, confirming that long-
term monitoring and maintenance measures are not required and the reasons why the 
measures are not required. 
 
Reason: To ensure that the site does not pose any further risk to the water environment by 
managing any ongoing contamination issues and completing all necessary long-term 
remediation measures. This is in line with paragraph 174 of the NPPF and Policy DM9 of 
the Development Management Policies LDD (adopted July 2013). 
 
Condition 23, EA Condition 4 – Previously Unidentified Contamination 
If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) shall be carried out until a remediation strategy detailing how this contamination 
will be dealt with has been submitted to, and approved in writing by, the Local Planning 
Authority. The remediation strategy shall be implemented as approved. 
 
Reason: To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution from 
previously unidentified contamination sources at the development site. This is in line with 
paragraph 174 of the NPPF and Policy DM9 of the Development Management Policies LDD 
(adopted July 2013). 
 
Condition 25, EA Condition 6 – Intrusive Groundworks 
Piling/other foundation designs using penetrative methods shall not be carried out other 
than with the written consent of the Local Planning Authority. The development shall be 
carried out in accordance with the approved details. 
 
Reason: To ensure that the proposed development does not harm groundwater resources 
in line with paragraph 174 of the NPPF and Policy DM9 of the Development Management 
Policies LDD (adopted July 2013). 
 
Pre-Application Advice 
Regarding future applications, if you would like us to review a revised technical report prior 
to a formal submission, outside of a statutory consultation, and/or meet to discuss our 
position, this will be chargeable in line with our planning advice service. If you wish to 
request a document review or meeting, please contact our team email address at 
HNLsustainableplaces@environment-agency.gov.uk 
 
Final comments  
Thank you for contacting us regarding the above application. Our comments are based on 
our available records and the information submitted to us. Please quote our reference 
number in any future correspondence. Please provide us with a copy of the decision notice 
for our records. This would be greatly appreciated. Should you have any queries regarding 
this response, please do not hesitate to contact me. 
 

9.1.5.3 Officer comment: The applicant reviewed the 24.1.24 EA comments and raised some minor 
concerns relating to clarity of the wording of suggested conditions, specifically those 



conditions discharged in part, and which phases of the site ‘in part’ relates to. They provided 
a letter setting out their comments/suggested wording, which was forwarded to the EA. The 
EA replied on 28.2.24 and advised that; “Please find attached our updated response after 
reviewing the applicant’s request. I can confirm that we have no issues with the change of 
wording requested, and we have edited our letter response to reflect the same”.  

9.1.5.4 Further comments 28.2.24: [No objection] 

Thank you for consulting us on the above Variation of Conditions on 27 December 2023. 
We note that it is proposed to submit sufficient information required by various planning 
conditions attached to application 22/0491/FUL, to negate the need for these conditions to 
be reapplied to any resultant decision either wholly or in part. As part of this consultation, 
we have reviewed the following document: 
1. Quattro Consult. Condition 24, EA Condition 5 dated 21st December 2023 
 
This document has been submitted in relation to our response issued on 12 December 2023 
for the following conditions attached to 22/0491/FUL (our ref:NE/2022/134288/03): 
• Condition 20 (Remediation Strategy) (in part) (EA Condition 1) 
• Condition 21 (Verification Report) (EA Condition 2) 
• Condition 22 (Long Term Monitoring) (in part) (EA Condition 3) 
• Condition 23 (Previously Unidentified Contamination) (EA Condition 4) 
• Condition 24 (Infiltration of Surface Water to Ground) (EA Condition 5) 
• Condition 25 (Intrusive Groundworks) (EA Condition 6) 
• Condition 26 (Decommissioning of Investigative Boreholes) (EA Condition 7) 
 
In our previous response dated 12 December 2023 we stated that we have no objection to 
the variation of conditions and are satisfied that sufficient information has been submitted 
in order to discharge conditions 20 (in part), 21, 22 (in part) and 26 ONLY. 
 
Based on the review of additional information submitted to us we are now satisfied 
that sufficient information has been submitted in order to discharge condition 24. 
 
The information submitted confirms that the interceptor will be fitted with an alarm system 
and provides details of the procedure that will be followed in the event of a spill. The level 
of treatment prior to infiltration appears to be in line with Chapter 26 of the SuDS manual. 
Assuming that the drainage is installed with the appropriate level of treatment and that the 
mitigation measures are implemented, we are satisfied that the risk to Controlled Waters is 
low. 
 
We are therefore satisfied that sufficient information has been submitted with respect to 
Condition 24. Should the design change, we request to be re-consulted. 
 
As a consequence, we would now only recommend the following conditions be attached to 
the decision (either wholly or in part, as specified). We have listed the condition number as 
per the original decision, as well as the corresponding EA condition number, for ease of 
reference. 
 
Condition 20, EA Condition 1 (Discharged for Phases 1-7, relates in part only to Phase 
8) – Remediation Strategy 
 
Prior to the commencement of each phase of the built development approved by this 
planning permission a remediation strategy to deal with the risks associated with 
contamination of the relevant phase in respect of the development hereby permitted, must 
be submitted to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components: 
 



1. A site investigation scheme to provide information for a detailed assessment of the risk 
to all receptors that may be affected, including those off-site. 
2. The results of the site investigation and the detailed risk assessment referred to in (1) 
and, based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken. 
3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, maintenance 
and arrangements for contingency action. 
 
Reason: To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by unacceptable levels of water pollution in 
line with NPPF paragraph 174 and Policy DM9 of the Development Management Policies 
LDD (adopted July 2013). 
 
Condition 22, EA Condition 3 (Discharged for Phases 1-7, relates in part only to Phase 
8) – Long Term Monitoring 
 
If identified in respect of condition C20 (Remediation Strategy), the relevant phase of the 
development hereby permitted shall not commence until a long-term monitoring and 
maintenance plan in respect of contamination, including a timetable of monitoring and 
submission of reports to the local planning authority, has been submitted to, and approved 
in writing by, the local planning authority. Reports as specified in the approved plan, 
including details of any necessary contingency action arising from the monitoring, shall be 
submitted to, and approved in writing by, the Local Planning Authority. Alternatively, if a 
long-term monitoring and maintenance plan is not deemed necessary for a given phase of 
the development, a written statement based on prior contamination assessment shall be 
submitted to, and approved in writing by, the Local Planning Authority, confirming that long-
term monitoring and maintenance measures are not required and the reasons why the 
measures are not required. 
 
Reason: To ensure that the site does not pose any further risk to the water environment by 
managing any ongoing contamination issues and completing all necessary long-term 
remediation measures. This is in line with paragraph 174 of the NPPF and Policy DM9 of 
the Development Management Policies LDD (adopted July 2013). 
 
Condition 23, EA Condition 4 – Previously Unidentified Contamination 
 
If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) shall be carried out until a remediation strategy detailing how this contamination 
will be dealt with has been submitted to, and approved in writing by, the Local Planning 
Authority. The remediation strategy shall be implemented as approved. 
 
Reason: To ensure that the development does not contribute to and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water pollution from 
previously unidentified contamination sources at the development site. This is in line with 
paragraph 174 of the NPPF and Policy DM9 of the Development Management Policies LDD 
(adopted July 2013). 
 
Condition 25, EA Condition 6 – Intrusive Groundworks 
 
Piling/other foundation designs using penetrative methods shall not be carried out other 
than with the written consent of the Local Planning Authority. The development shall be 
carried out in accordance with the approved details. 
 



Reason: To ensure that the proposed development does not harm groundwater resources 
in line with paragraph 174 of the NPPF and Policy DM9 of the Development Management 
Policies LDD (adopted July 2013). 
 
Pre-Application Advice 
Regarding future applications, if you would like us to review a revised technical report prior 
to a formal submission, outside of a statutory consultation, and/or meet to discuss our 
position, this will be chargeable in line with our planning advice service. If you wish to 
request a document review or meeting, please contact our team email address at 
HNLsustainableplaces@environment-agency.gov.uk 
 
Final comments  
Thank you for contacting us regarding the above application. Our comments are based on 
our available records and the information submitted to us. Please quote our reference 
number in any future correspondence. Please provide us with a copy of the decision notice 
for our records. This would be greatly appreciated. Should you have any queries regarding 
this response, please do not hesitate to contact me. 
 

9.1.6 Hertfordshire Constabulary: [No objection] 

Thank you for site of planning application 23/1897/FUL. I am content that security measures 
have been considered for this development as I did have a meeting with the architects and 
head of security prior to this application. I have no further comments in relation to the 
variation of conditions 2, 4, 10, 13, 19 and 32 pursuant to planning permission 22/0491/FUL. 
 

9.1.7 HCC Footpath Section: [No response received] 

9.1.8 Hertfordshire County Council Growth & Infrastructure Unit: [No objection] 

Hertfordshire County Council Growth & Infrastructure Unit do not have any comments to 
make in relation to financial contributions required by the Hertfordshire County Council’s 
Guide to Developer Infrastructure Contributions 2021. 
 
We therefore have no further comment on behalf of these services, although you may be 
contacted separately from our Highways Department. 
 
Please contact Hertfordshire Fire and Rescue Services directly, who may request the 
provision of hydrants through a planning condition. 
 

9.1.9 Hertfordshire County Council – Highway Authority: [No objection] 

9.1.9.1 Initial comments 05.12.23: [No objection] 

Recommendation 
Notice is given under article 22 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 that Hertfordshire County Council as 
Highway Authority does not wish to restrict the grant of permission. 
 
APPROPRIATE INFORMATIVES 
 
HCC as Highway Authority recommends inclusion of the following Advisory Note (AN) / 
highway informative to ensure that any works within the highway are carried out in 
accordance with the provisions of the Highway Act 1980: 
 
AN1) Storage of materials: The applicant is advised that the storage of materials associated 
with the construction of this development should be provided within the site on land which 
is not public highway, and the use of such areas must not interfere with the public highway. 



If this is not possible, authorisation should be sought from the Highway Authority before 
construction works commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/business-licences/business-licences.aspx or by telephoning 0300 
1234047. 
 
AN2) Obstruction of highway: It is an offence under section 137 of the Highways Act 1980 
for any person, without lawful authority or excuse, in any way to wilfully obstruct the free 
passage along a highway or public right of way. If this development is likely to result in the 
public highway or public right of way network becoming routinely blocked (fully or partly) the 
applicant must contact the Highway Authority to obtain their permission and requirements 
before construction works commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/business-licences/business-licences.aspx or by telephoning 0300 
1234047. 
 
AN3) Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, or any 
rubbish on a made up carriageway, or any or other debris on a highway to the interruption 
of any highway user. Section 149 of the same Act gives the Highway Authority powers to 
remove such material at the expense of the party responsible. Therefore, best practical 
means shall be taken at all times to ensure that all vehicles leaving the site during 
construction of the development and use thereafter are in a condition such as not to emit 
dust or deposit mud, slurry or other debris on the highway. Further information is available 
by telephoning 0300 1234047. 
 
AN4) Avoidance of surface water discharge onto the highway: The applicant is advised that 
the Highway Authority has powers under section 163 of the Highways Act 1980, to take 
appropriate steps where deemed necessary (serving notice to the occupier of premises 
adjoining a highway) to prevent water from the roof or other part of the premises falling upon 
persons using the highway, or to prevent so far as is reasonably practicable, surface water 
from the premises flowing on to, or over the footway of the highway. 
 
AN5) Works within the highway (section 278): The applicant is advised that in order to 
comply with this permission it will be necessary for the developer of the site to enter into an 
agreement with Hertfordshire County Council as Highway Authority under Section 278 of 
the Highways Act 1980 to ensure the satisfactory completion of the access and associated 
road improvements. The construction of such works must be undertaken to the satisfaction 
and specification of the Highway Authority, and by a contractor who is authorised to work in 
the public highway. Before works commence the applicant will need to apply to the Highway 
Authority to obtain their permission and requirements. Further information is available via 
the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx or by telephoning 0300 1234047. 
 
AN6) Construction Management Plan (CMP): The purpose of the CMP is to help developers 
minimise construction impacts and relates to all construction activity both on and off site 
that impacts on the wider environment. It is intended to be a live document whereby different 
stages will be completed and submitted for application as the development progresses. A 
completed and signed CMP must address the way in which any impacts associated with 
the proposed works, and any cumulative impacts of other nearby construction sites will be 
mitigated and managed. The level of detail required in a CMP will depend on the scale and 
nature of development. 



The CMP would need to include elements of the Construction Logistics and Community 
Safety (CLOCS) standards as set out in our Construction Management template, a copy of 
which is available on the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx 
 
AN7) The Public Right of Way(s) should remain unobstructed by vehicles, machinery, 
materials, tools and any other aspects of the construction during works. Safe passage past 
the site should be maintained at all times for the public using this route. The condition of the 
route should not deteriorate as a result of these works. Any adverse effects to the surface 
from traffic, machinery or materials (especially overspills of cement & concrete) should be 
made good by the applicant to the satisfaction of the Highway Authority. No materials shall 
be stored or left on the Highway including Highway verges. If the above conditions cannot 
reasonably be achieved, then a Temporary Traffic Regulation Order (TTRO) would be 
required to close the affected route and divert users for any periods necessary to allow 
works to proceed, for which a fee would be payable to Hertfordshire County Council. Further 
information is available via the County Council website at 
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-
access/rightsof-way/rights-of-way.aspx or by contacting Rights of Way, Hertfordshire 
County Council on 0300 123 4047. 
 
AN8) Street works licence (New Roads and Street Works Act - Section 50): The applicant 
is advised that they are not authorised to carry out any work within the Public Highway and 
that to do so they will need to enter into a legal agreement with the Highway Authority 
(NRSW agreement). This consent is separate and additional to any planning permission 
that may be given. Before proceeding with the proposed development, the applicant shall 
obtain the requirements and permission for the associated placement of apparatus within 
the adjacent highway as part of the proposal via the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/permit-scheme/east-of-england-permit-scheme.aspx or by 
telephoning 0300 1234 40047. This should be carried out prior to any new apparatus is 
placed within the highway. 
 
AN9) Abnormal loads and importation of construction equipment (i.e. large loads with: a 
width greater than 2.9m; rigid length of more than 18.65m or weight of 44,000kg - commonly 
applicable to cranes, piling machines etc.): The applicant is directed to ensure that 
operators conform to the provisions of The Road Vehicles (Authorisation of Special Types) 
(General) Order 2003 in ensuring that the Highway Authority is provided with notice of such 
movements, and that appropriate indemnity is offered to the Highway Authority. Further 
information is available via the Government website 
www.gov.uk/government/publications/abnormal-load-movements-application-and-
notification-forms or by telephoning 0300 1234047. 
 
AN10) Travel Plan (TP): A TP, in accordance with the provisions as laid out in Hertfordshire 
County Council’s Travel Plan Guidance, would be required to be in place from the first 
occupation/use until 5 years post occupation/use. A £1,200 per annum (overall sum of 
£6000 and index-linked RPI March 2014) Evaluation and Support Fee would need to be 
secured via a Section 106 agreement towards supporting the implementation, processing 
and monitoring of the full travel plan including any engagement that may be needed. Further 
information is available via the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx OR by emailing travelplans@hertfordshire.gov.uk 
 
COMMENTS 
 



The expansion of the Warner Bros site at Leavesden was approved at the Three Rivers 
District Council (TRDC) December 2022 Planning Committee (22/0491/FUL) and 
subsequently by the Watford Borough Council (WBC) Planning Committee (January 2023, 
22/00322/FULM). Warner Bros through their consultants are now seeking to vary their 
planning conditions to create some flex in the delivery program in the event that the ongoing 
S278 agreement works to deliver the associated highways works and the 2,500 spaces 
Multi Storey Car Park (MSCP) are not completed prior to occupation. Commercially this 
would permit Warners Bros to fulfil any commitment to provide studio space at the site. It is 
therefore, proposed to vary Conditions 4, and 10 (TRDC & WBC), and 13 and 32 (TRDC) 
to enable the early occupation of 4 sound stages and ancillary buildings with a GFA of up 
to 22,558 sqm prior to the completion of the full S278 works and the completion of the 
MSCP. 
 
HCC Highways however, initially had concerns over the delivery of the approved 
sustainable transport improvement works (Condition 10) which are intended to mitigate the 
development by enabling modal shift. Through the Transport Assessment (TA) prepared to 
support the application and discussions with Markides Associates it was clarified that the 
varied condition would still require the A41 toucan crossing (TRDC condition 11) of the A41 
near Gypsy Lane (Public Right of Way, PROW Bridleway 040). A temporary 
pedestrian/cycle would be established that would connect the site to the bridleway. HCC 
Highways consider that the connection would unlock the site on a sustainably on a 
temporary basis until the full S278 works are delivered. The varied condition 10 secures the 
full and agreed S278 works within 2 years of the occupation of the expansion. Whilst it is 
noted that due to security reasons the Gypsy Lane access intended to be closed at that 
point, subject to its popularity with staff it may be advantageous to reconsider it at this time 
instead.  
 

 
 



The varied conditioned 10 would also deliver the agreed mitigation works at the existing 
Aerodrome Way/ Warner Drive roundabout prior to the occupation of the Warner Bros 
expansion. 
 
Therefore, HCC Highways have no objection to the variation of planning conditions for the 
Warner Bros site as proposed in this application (23/1897/FUL). 
 

9.1.9.2 Further comments 12.01.24: [No objection] 

Recommendation 
Notice is given under article 22 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 that Hertfordshire County Council as 
Highway Authority does not wish to restrict the grant of permission. 
 
APPROPRIATE INFORMATIVES 
 
HCC as Highway Authority recommends inclusion of the following Advisory Note (AN) / 
highway informative to ensure that any works within the highway are carried out in 
accordance with the provisions of the Highway Act 1980: 
 
AN1) Storage of materials: The applicant is advised that the storage of materials associated 
with the construction of this development should be provided within the site on land which 
is not public highway, and the use of such areas must not interfere with the public highway. 
If this is not possible, authorisation should be sought from the Highway Authority before 
construction works commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/business-licences/business-licences.aspx or by telephoning 0300 
1234047. 
 
AN2) Obstruction of highway: It is an offence under section 137 of the Highways Act 1980 
for any person, without lawful authority or excuse, in any way to wilfully obstruct the free 
passage along a highway or public right of way. If this development is likely to result in the 
public highway or public right of way network becoming routinely blocked (fully or partly) the 
applicant must contact the Highway Authority to obtain their permission and requirements 
before construction works commence. 
Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/business-licences/business-licences.aspx or by telephoning 0300 
1234047. 
 
AN3) Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, or any 
rubbish on a made up carriageway, or any or other debris on a highway to the interruption 
of any highway user. Section 149 of the same Act gives the Highway Authority powers to 
remove such material at the expense of the party responsible. Therefore, best practical 
means shall be taken at all times to ensure that all vehicles leaving the site during 
construction of the development and use thereafter are in a condition such as not to emit 
dust or deposit mud, slurry or other debris on the highway. Further information is available 
by telephoning 0300 1234047. 
 
AN4) Avoidance of surface water discharge onto the highway: The applicant is advised that 
the Highway Authority has powers under section 163 of the Highways Act 1980, to take 
appropriate steps where deemed necessary (serving notice to the occupier of premises 
adjoining a highway) to prevent water from the roof or other part of the premises falling upon 
persons using the highway, or to prevent so far as is reasonably practicable, surface water 
from the premises flowing on to, or over the footway of the highway. 



 
AN5) Works within the highway (section 278): The applicant is advised that in order to 
comply with this permission it will be necessary for the developer of the site to enter into an 
agreement with Hertfordshire County Council as Highway Authority under Section 278 of 
the Highways Act 1980 to ensure the satisfactory completion of the access and associated 
road improvements. The construction of such works must be undertaken to the satisfaction 
and specification of the Highway Authority, and by a contractor who is authorised to work in 
the public highway. Before works commence the applicant will need to apply to the Highway 
Authority to obtain their permission and requirements. Further information is available via 
the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx or by telephoning 0300 1234047. 
 
AN6) Construction Management Plan (CMP): The purpose of the CMP is to help developers 
minimise construction impacts and relates to all construction activity both on and off site 
that impacts on the wider environment. It is intended to be a live document whereby different 
stages will be completed and submitted for application as the development progresses. A 
completed and signed CMP must address the way in which any impacts associated with 
the proposed works, and any cumulative impacts of other nearby construction sites will be 
mitigated and managed. The level of detail required in a CMP will depend on the scale and 
nature of development. 
The CMP would need to include elements of the Construction Logistics and Community 
Safety (CLOCS) standards as set out in our Construction Management template, a copy of 
which is available on the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx 
 
AN7) The Public Right of Way(s) should remain unobstructed by vehicles, machinery, 
materials, tools and any other aspects of the construction during works. Safe passage past 
the site should be maintained at all times for the public using this route. The condition of the 
route should not deteriorate as a result of these works. Any adverse effects to the surface 
from traffic, machinery or materials (especially overspills of cement & concrete) should be 
made good by the applicant to the satisfaction of the Highway Authority. No materials shall 
be stored or left on the Highway including Highway verges. If the above conditions cannot 
reasonably be achieved, then a Temporary Traffic Regulation Order (TTRO) would be 
required to close the affected route and divert users for any periods necessary to allow 
works to proceed, for which a fee would be payable to Hertfordshire County Council. Further 
information is available via the County Council website at 
https://www.hertfordshire.gov.uk/services/recycling-waste-and-environment/countryside-
access/rightsof-way/rights-of-way.aspx or by contacting Rights of Way, Hertfordshire 
County Council on 0300 123 4047. 
 
AN8) Street works licence (New Roads and Street Works Act - Section 50): The applicant 
is advised that they are not authorised to carry out any work within the Public Highway and 
that to do so they will need to enter into a legal agreement with the Highway Authority 
(NRSW agreement). This consent is separate and additional to any planning permission 
that may be given. Before proceeding with the proposed development, the applicant shall 
obtain the requirements and permission for the associated placement of apparatus within 
the adjacent highway as part of the proposal via the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/permit-scheme/east-of-england-permit-scheme.aspx or by 
telephoning 0300 1234 40047. 
This should be carried out prior to any new apparatus is placed within the highway. 
 



AN9) Abnormal loads and importation of construction equipment (i.e. large loads with: a 
width greater than 2.9m; rigid length of more than 18.65m or weight of 44,000kg - commonly 
applicable to cranes, piling machines etc.): The applicant is directed to ensure that 
operators conform to the provisions of The Road Vehicles (Authorisation of Special Types) 
(General) Order 2003 in ensuring that the Highway Authority is provided with notice of such 
movements, and that appropriate indemnity is offered to the Highway Authority. Further 
information is available via the Government website 
www.gov.uk/government/publications/abnormal-load-movements-application-and-
notification-forms or by telephoning 0300 1234047. 
 
AN10) Travel Plan (TP): A TP, in accordance with the provisions as laid out in Hertfordshire 
County Council’s Travel Plan Guidance, would be required to be in place from the first 
occupation/use until 5 years post occupation/use. A £1,200 per annum (overall sum of 
£6000 and index-linked RPI March 2014) Evaluation and Support Fee would need to be 
secured via a Section 106 agreement towards supporting the implementation, processing 
and monitoring of the full travel plan including any engagement that may be needed. Further 
information is available via the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-and-
developer-information/development-management/highways-development-
management.aspx OR by emailing travelplans@hertfordshire.gov.uk 
 
COMMENTS 
 
The expansion of the Warner Bros site at Leavesden was approved at the Three Rivers 
District Council (TRDC) December 2022 Planning Committee (22/0491/FUL) and 
subsequently by the Watford Borough Council (WBC) Planning Committee (January 2023, 
22/00322/FULM). Warner Bros through their consultants are now seeking to vary their 
planning conditions to create some flex in the delivery program in the event that the ongoing 
S278 agreement works to deliver the associated highways works and the 2,500 spaces 
Multi Storey Car Park (MSCP) are not completed prior to occupation. Commercially this 
would permit Warners Bros to fulfil any commitment to provide studio space at the site. It is 
therefore, proposed to vary Conditions 4, and 10 (TRDC & WBC), and 13 and 32 (TRDC) 
to enable the early occupation of 4 sound stages and ancillary buildings with a GFA of up 
to 22,558 sqm prior to the completion of the full S278 works and the completion of the 
MSCP. 
 
HCC Highways however, initially had concerns over the delivery of the approved 
sustainable transport improvement works (Condition 10) which are intended to mitigate the 
development by enabling modal shift. Through the Transport Assessment (TA) prepared to 
support the application and discussions with Markides Associates it was clarified that the 
varied condition would still require the A41 toucan crossing (TRDC condition 11) of the A41 
near Gypsy Lane (Public Right of Way, PROW Bridleway 040). A temporary 
pedestrian/cycle would be established that would connect the site to the bridleway. HCC 
Highways consider that the connection would unlock the site on a sustainably on a 
temporary basis until the full S278 works are delivered. The varied condition 10 secures the 
full and agreed S278 works within 2 years of the occupation of the expansion. Whilst it is 
noted that due to security reasons the Gypsy Lane access intended to be closed at that 
point, subject to its popularity with staff it may be advantageous to reconsider it at this time 
instead.  
 
 

mailto:travelplans@hertfordshire.gov.uk


 
 
 
The varied conditioned 10 would also deliver the agreed mitigation works at the existing 
Aerodrome Way/ Warner Drive roundabout prior to the occupation of the Warner Bros 
expansion. 
 
The application also aims to discharge the planning conditions 3 (Highway Details), 6 (EV 
Charging Points), 7 (Cycle parking) and 8 (Construction Management Plan). 
 
As the highway details are subject to the ongoing S278 process between the applicant and 
HCC as the process has started it is considered reasonable to discharge condition 3. 
 
The provision for Electric Vehicles (EV's) has been reviewed and it is considered sufficient 
to discharge the condition. 
 
Within the cycle parking design there is a element of Front Wheel clamping stands and 
whilst these generally aren't acceptable as they don’t allow users to securely lock the frame 
of their bike and can lead to bike damage too, given it is a secure site this is less of an issue 
and it is considered the condition can be discharged. 
 
HCC have also reviewed the Construction Management Plan (CMP) associated with the 
development and after discussions with the applicant we consider that the revised CMP is 
suitable to become a live document and discharge the condition. 
 
Therefore, HCC Highways have no objection to the variation of planning conditions for the 
Warner Bros site or the existing conditions (3 (Highway Details), 6 (EV Charging Points), 7 
(Cycle parking) and 8 (Construction Management Plan)) as proposed in this application 
(23/1897/FUL). 



 
9.1.10 HCC Lead Local Flood Authority: [No objection] 

Thank you for your consultation regarding the above application (received 17 November 
2023) for the Variation of Conditions 2, 4, 10, 13, 19 and 32 pursuant to planning permission 
22/0491/FUL. 
 
Following a review of the submitted information, we have no objection to this variation of 
conditions application – the conditions to be varied have no effect on flood risk and drainage 
matters on the site. We understand there is no change to the previously approved Flood 
Risk Assessment and Drainage Strategy. 
 
Informative 
 
Please note if, you the Local Planning Authority review the application and decide to grant 
planning permission, notify us (the Lead Local Flood Authority), by email at 
FRMConsultations@hertfordshire.gov.uk. 
 
Yours sincerely 
Jake 
Jake Silverton 
SuDS and Watercourses Support Officer 
Growth and Environment 
Annex 
The following documents have been reviewed, which have been submitted to support the 
application; 
• Flood Risk Assessment and Drainage Strategy, Quattro Consult Ltd, November 2023 
• Covering Letter, tor&co, November 2023 
• Supplementary Planning Supporting Statement, tor&co, November 2023 

 
9.1.11 Hertfordshire County Council Minerals & Waste Policy Team: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 
9.1.12 Herts. Archaeology: [No response received] 

9.1.13 Herts Ecology: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 
9.1.14 Hertfordshire Fire & Rescue Service: [No response received] 

9.1.15 London Underground Infrastructure Protection: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 
9.1.16 National Grid: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 
9.1.17 National Highways: [No objection] 
 
9.1.17.1 Initial comments 14.12.23: [Deferral] 

Referring to the consultation dated 23rd November 2023 referenced above, in the vicinity 
of the M25 and M1 that form parts of the Strategic Road Network, notice is hereby given 
that National Highways’ formal recommendation is that we: 
 



c) recommend that planning permission not be granted for a specified period (see reasons 
at Annex A); 
 
This represents National Highways’ formal recommendation and is copied to the 
Department for Transport as per the terms of our Licence. 
 
Should the Local Planning Authority not propose to determine the application in accordance 
with this recommendation they are required to consult the Secretary of State for Transport, 
as set out in the Town and Country Planning (Development Affecting Trunk Roads) 
Direction 2018, via transportplanning@dft.gov.uk and may not determine the application 
until the consultation process is complete. 
 
Annex A National Highway’s assessment of the proposed development 
 
National Highways (formally Highways England) has been appointed by the Secretary of 
State for Transport as a strategic highway company under the provisions of the 
Infrastructure Act 2015 and is the highway authority, traffic authority and street authority for 
the Strategic Road Network (SRN). The SRN is a critical national asset and as such we 
work to ensure that it operates and is managed in the public interest, both in respect of 
current activities and needs as well as in providing effective stewardship of its long-term 
operation and integrity. 
 
National Highways considers planning applications for new developments under the 
requirements of the National Planning Policy Framework (NPPF) and DfT Circular 01/2022: 
The Strategic Road Network and The Delivery of Sustainable Development (“the Circular”). 
The latter document sets out our policy on sustainable development and our approach to 
proposals which may have an impact on our network. 
 
This application is for the variation of Conditions 2, 4, 10, 13, 19 and 32 pursuant to planning 
permission 22/0491/FUL [The provision of new sound stages, workshops, production and 
postproduction offices, Studio support facilities (including new welfare and café building) 
and new roundabout to provide vehicular access to the Studios and Island Site; the 
construction of decked car parking and a pedestrian footbridge (Island Site); the use of land 
to the west of the Studios for film production and associated activities (Backlot 2); ecological 
improvements to existing field (Lower Field) together with site-wide landscape and 
necessary utilities and infrastructure works, bund construction, and ground re-profiling] to 
vary the approved plans and drawings (condition 2); to vary the triggers for the timing of the 
delivery of highway improvements (conditions 4, 10, 13 and 32) and to amend the wording 
of condition 19 (noise). 
 
The SRN in the vicinity of the proposed development is the M25 Junction 20 and Junction 
21A and M1 Junction 6, which are approximately 1.2, 2.1, and 1.8 miles away, respectively. 
The proposed access to the site would be Warner Drive, a local highway.  
 
Relevant Planning Permission – 22/0491/FUL 
 
This application was for the provision of new sound stages, workshops, production and 
postproduction offices, Studio support facilities (including new welfare and café building) 
and new roundabout to provide vehicular access to the Studios and Island Site; the 
construction of decked car parking and a pedestrian footbridge (Island Site); the use of land 
to the west of the Studios for film production and associated activities (Backlot 2); ecological 
improvements to existing field (Lower Field) together with sitewide landscape and 
necessary utilities and infrastructure works, bund construction, and ground re-profiling. 
 
We were first consulted by the Council on this application in 2022 and had been in regular 
contact with the transport consultants acting on behalf of the applicant since May 2022. 
 



At the time of our final response to this planning application in November 2022, our main 
outstanding concerns were related to the M25 Junction 21a (specifically the anticlockwise 
off slip which experiences queuing back to the mainline at peak times), and the A405 
northbound approach which is significantly over capacity. We noted that given the time 
constraints owing to the progression of the application to planning committee, National 
Highways did not have time to conclude our review of the modelling of M25 J21a. Also, a 
finalised improvement scheme required to offset the impact of the development on the 
junction had also not been agreed. 
 
Nonetheless, National Highways agreed to adopt a pragmatic approach and addressed our 
outstanding concerns through the inclusion of a condition and informative in our formal 
response (dated 4th November 2022), which should prevent any occupation of the new 
buildings proposed at the development site until such time as a scheme and programme for 
improvement works to the M25 Junction 21a has been submitted and agreed in writing by 
the Local Planning Authority (in consultation with National Highways). 
 
This planning application was granted permission, subject to conditions, by the Council on 
24th February 2023. The condition we recommended (Condition 13) is as follows: 
 
M25 Junction 21a Improvements (National Highways) 
 
No new buildings forming part of the development hereby approved, shall be occupied until 
a scheme and programme for improvement works to M25 Junction 21a has been submitted 
and agreed in writing by the Local Planning Authority (in consultation with National 
Highways). The approved works to M25 Junction 21a shall be implemented in full and open 
to traffic prior to occupation of any new building forming part of this application unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason: To mitigate any adverse impact from the development on the M25 J21a, to ensure 
that the M25 J21a continues to be an effective part of the national system of routes for 
through traffic in accordance with section 10 of the Highways Act 1980 and to satisfy the 
reasonable requirements of road safety and in accordance with Policies CP10 and CP12 of 
the Core Strategy (adopted October 2011). 
 
Following our final response to the Council, we agreed with the applicant’s transport 
consultants that we would continue to work in the background to resolve outstanding 
concerns around the M25 Junction 21a modelling and allow the mitigation scheme to be 
agreed as soon as possible. We were contacted by the transport consultant in July 2023, 
but this was primarily in connection with checking progress on other third-party mitigation 
at the Junction 21A. We remain ready to engage with the consultant to talk about completing 
our review of the modelling and agreeing what mitigation should be. 
 
For now, our concerns have not been resolved. 
 
Current Planning Application – 23/1897/FUL 
 
This application is to vary the approved plans and drawings (Condition 2) and to vary the 
triggers for the timing of the delivery of highway improvements (Conditions 4, 10, 13, and 
32) and to amend the wording of Condition 19 (noise). 
 
Condition 13 
 
The applicant proposes to vary the mitigation condition agreed with National Highways 
(Condition 13) to allow up to 22,558sqm of new buildings at the site to come forward and 
be occupied prior to the M25 Junction 21a mitigation scheme being agreed and 
implemented. This is roughly 1/3 of the total development quantum permitted under 
application ref. 22/0491/FUL. 



 
We have reviewed the Supplementary Planning Supporting Statement (prepared by tor&co 
Limited in November 2023) and the Updated Transport Assessment (TA) (prepared by 
Markides Associates in November 2023) supporting this variation of conditions application. 
 
We note that Table 4.1 of the updated TA indicates the potential for a substantial number 
of trips which would impact the M25 Junction 21a (particularly the anticlockwise off-slip) 
under the revised development quantum in this initial phase of works. 
 
We are in general agreement with the trip generation and distribution/assignment displayed 
in the updated TA. However, in the absence of any agreed traffic modelling, we are unable 
to confirm whether these numbers of trips would represent a severe impact on the SRN. In 
the first instance we would require a validated/calibrated modelling to be provided. It is also 
important that these models are signed off by National Highways before any ‘reference 
case’ and ‘with development’ traffic scenarios are tested, to prevent any abortive work being 
undertaken. 
 
We draw your attention to paragraph 51 of the Circular that where development proposals 
would have an unacceptable safety impact, or the residual cumulative impacts on the SRN 
would be severe, suitable mitigation should be identified and agreed to future-proof the 
network. National Highways considers that any development trips adding to a grade 
separated junction off-slip, which then results in mainline queuing, extends a mainline 
queue, and/or increases the frequency at which a mainline queuing occurs, to be an 
unacceptable safety impact. In such a circumstance, we would seek mitigation measures 
for any severe/significant impacts generated, also taking into consideration any 
improvements schemes identified as part of the emerging Local Plan. 
 
We also note the results shown in Table 4.2 of the updated TA which sets out the net change 
in development traffic at the M25 Junction 21a with a proposed 10% mode shift away from 
car use. The reduction in development trips shown in this table appears significantly higher 
than 10%, though no evidence has been provided as to which sustainable transport 
measures would account for the large reductions shown. According to the Circular, we 
support fully evidenced sustainable transport measures being the primary means to off-set 
any potential severe/significant development impacts on the SRN in the first instance. 
Nonetheless, we would still require a traffic modelling for M25 Junction 21a to be agreed 
and accepted by National Highways, before a scenario could be run, including the 10% 
mode shift away from car use. 
 
We understand from our experience with the original application (ref. 22/0491/FUL) that a 
large package of sustainable transport measures was previously proposed and agreed, 
even though these were not approved by National Highways as specific mitigation for the 
SRN, and hence the agreement for physical mitigation at Junction 21a. In the case of the 
reductions shown in Table 4.2, following agreement on modelling, evidence that clearly 
demonstrates which measures account for such a dramatic reduction in trips on the SRN 
will be required. 
 
At this stage, we are unable to agree to the approval of this variation of conditions 
application until such time as we have further information and have had an opportunity to 
engage fully with the applicant’s transport consultant. 
 
Conditions 2, 4, 10, 19 and 32 
 
We note that the applicant seeks to vary Condition 2 (Approved Plans), Condition 4 
(Vehicular Access Completion (HCC Highways)), Condition 10 (Highways Improvements – 
Local Cycle Network Improvements (HCC Highways)), Condition 19 (Noise (TRDC Env 
Health)), as well as Condition 32 (Decked Car Park – Provision (TRDC)). As for Condition 
2, the variation is to update the approved plans to reflect the proposed changes. 



 
These conditions were not recommended by National Highways, or were they 
recommended based on consideration of the SRN. We do not have comments on their 
variations. 
 
We also note that through this application it is proposed to submit information required by 
various planning conditions of the planning permission ref. 22/01491/FUL: 
 
- Condition 3 (Highway Details) 
- Condition 6 (EV Charging) 
- Condition 7 (Cycle Parking) 
- Condition 8 (CMP) (including Phasing Plan) 
- Condition 9 (Source of illumination) 
- Condition 20 (Remediation Strategy) (in part) 
- Condition 21 (Verification Report) 
- Condition 22 (Long Term Monitoring) (in part) 
- Condition 24 (Infiltration of Surface Water to Ground) 
- Condition 26 (Decommissioning of Investigative Boreholes) 
- Condition 27 (Infiltration) 
 
Similarly, these conditions were not recommended by National Highways, or were they 
recommended based on consideration of the SRN. We do not have comments on the 
information regarding the above conditions. 
 
Recommendation: Planning permission not be granted for a specified period 
 
It is recommended that the application should not be granted permission for a period 
extending until 14th March 2024; unless in the meantime all queries and requirements 
raised by National Highways are fully resolved and this Holding Recommendation is 
replaced. This does not fetter the Council’s ability, if they so wish, to either refuse the 
application or agree an extension of time beyond 14th March 2024. 
 
Standing advice to the local planning authority 
 
The Climate Change Committee’s 2022 Report to Parliament notes that for the UK to 
achieve net zero carbon status by 2050, action is needed to support a modal shift away 
from car travel. The NPPF supports this position, with paragraphs 73 and 105 prescribing 
that significant development should offer a genuine choice of transport modes, while 
paragraphs 104 and 110 advise that appropriate opportunities to promote walking, cycling 
and public transport should be taken up. 
 
Moreover, the build clever and build efficiently criteria as set out in clause 6.1.4 of PAS2080 
promote the use of low carbon materials and products, innovative design solutions and 
construction methods to minimise resource consumption. 
 
These considerations should be weighed alongside any relevant Local Plan policies to 
ensure that planning decisions are in line with the necessary transition to net zero carbon. 
 

9.1.17.2 Further comments 15.03.24: [No objection] 

Referring to the original consultation dated 23rd November 2023 referenced above, in the 
vicinity of the M25 and M1 that form parts of the Strategic Road Network, notice is hereby 
given that National Highways’ formal recommendation is that we: 
 
a) offer no objection (see reasons at Annex A); 

 
Annex A National Highway’s assessment of the proposed development 



 
National Highways (formally Highways England) has been appointed by the Secretary of 
State for Transport as a strategic highway company under the provisions of the 
Infrastructure Act 2015 and is the highway authority, traffic authority and street authority for 
the Strategic Road Network (SRN). The SRN is a critical national asset and as such we 
work to ensure that it operates and is managed in the public interest, both in respect of 
current activities and needs as well as in providing effective stewardship of its long-term 
operation and integrity. 
 
National Highways considers planning applications for new developments under the 
requirements of the National Planning Policy Framework (NPPF) and DfT Circular 01/2022: 
The Strategic Road Network and The Delivery of Sustainable Development (“the Circular”). 
The latter document sets out our policy on sustainable development and our approach to 
proposals which may have an impact on our network. 
 
This application was for the variation of Conditions 2, 4, 10, 13, 19 and 32 pursuant to 
planning permission 22/0491/FUL [The provision of new sound stages, workshops, 
production and postproduction offices, Studio support facilities (including new welfare and 
café building) and new roundabout to provide vehicular access to the Studios and Island 
Site; the construction of decked car parking and a pedestrian footbridge (Island Site); the 
use of land to the west of the Studios for film production and associated activities (Backlot 
2); ecological improvements to existing field (Lower Field) together with site-wide landscape 
and necessary utilities and infrastructure works, bund construction, and ground re-profiling] 
to vary the approved plans and drawings (condition 2); to vary the triggers for the timing of 
the delivery of highway improvements (conditions 4, 10, 13 and 32) and to amend the 
wording of condition 19 (noise). 
 
The SRN in the vicinity of the proposed development is the M25 Junction 20 and Junction 
21a (J21a) and M1 Junction 6, which are approximately 1.2, 2.1, and 1.8 miles away, 
respectively. The proposed access to the site would be Warner Drive, a local highway. 
 
With reference to our first NHPR dated 14th December 2023, the remaining outstanding 
condition of this application to be agreed was Condition 13. We received the information on 
trip rates from the applicant’s consultant Markides Associates via email on 26th February 
2024. Upon our review, we noted our requests for further information has not been satisfied. 
A follow-up meeting was held on 12th March 2024. 
 
As agreed in the meeting, National Highways would be provided with clarifications, as well 
as the modelling of the M25 J21a, by Markides Associates in due course. We updated our 
recommendation that planning permission should not be granted for a specified period on 
13th March 2024. 
 
Updates 
 
We have received an email from the case officer on 15th March 2024 that the applicant has 
requested that the development description be amended to omit reference to any variation 
of condition 13. 
 
This application has been updated by the Council as follows: 
 
Variation of Conditions 2, 4, 10, 19 and 32 pursuant to planning permission 22/0491/FUL 
[The provision of new sound stages, workshops, production and post-production offices, 
Studio support facilities (including new welfare and café building) and new roundabout to 
provide vehicular access to the Studios and Island Site; the construction of decked car 
parking and a pedestrian footbridge (Island Site); the use of land to the west of the Studios 
for film production and associated activities (Backlot 2); ecological improvements to existing 
field (Lower Field) together with site-wide landscape and necessary utilities and 



infrastructure works, bund construction, and ground re-profiling] to vary the approved plans 
and drawings (condition 2); to vary the triggers for the timing of the delivery of highway 
improvements (conditions 4, 10 and 32) and to amend the wording of condition 19 (noise). 
 
To recapitulate, we have no comment on the requested variations to conditions 2, 4, 10, 19, 
and 32, nor the information submitted to meet the requirements of the various other 
conditions which form part of the application (3, 6, 7, 8, 9, 20, 21, 22, 24, 26, and 27). As 
such, there are no outstanding matters that render us unable to finalise our stance towards 
this application. 
 
We look forward to resolving all necessary technical issues / concerns regarding any impact 
of this proposal on the SRN with the applicant team, so as to have the original Condition 13 
of planning permission ref. 22/0491/FUL discharged based on our full acceptance of the 
robust evidence to be submitted in the future. 
 
Offer No Objection – Reasons 
 
We are satisfied that the development will not materially affect the safety, reliability and/or 
operation of the strategic road network (the tests set out in DfT Circular 01/2022, and 
MHCLG NPPF 2023) in this location and its vicinity. 
 
Standing advice to the local planning authority 
 
The Climate Change Committee’s 2022 Report to Parliament notes that for the UK to 
achieve net zero carbon status by 2050, action is needed to support a modal shift away 
from car travel. The NPPF supports this position, with paragraphs 74 and 109 prescribing 
that significant development should offer a genuine choice of transport modes, while 
paragraphs 108 and 114 advise that appropriate opportunities to promote walking, cycling 
and public transport should be taken up. 
 
Moreover, the build clever and build efficiently criteria as set out in clause 6.1.4 of PAS2080 
promote the use of low carbon materials and products, innovative design solutions and 
construction methods to minimise resource consumption. 
 
These considerations should be weighed alongside any relevant Local Plan policies to 
ensure that planning decisions are in line with the necessary transition to net zero carbon. 

 
9.1.18 National Planning Casework Unit: [No response received] 

It is noted that application 22/0491/FUL was referred to the National Planning Casework 
Unit but was not called in for consideration by the Secretary of State. 
 

9.1.19 Natural England: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 

9.1.20 Network Rail: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 

9.1.21 Thames Water: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 

9.1.22 Three Rivers District Council - Heritage Officer: [No objection] 

This is an application for a Variation of Conditions 2, 4, 10, 13, 19 and 32 pursuant to 
planning permission 22/0491/FUL to vary the approved plans and drawings (condition 2); 



to vary the triggers for the timing of the delivery of highway improvements (conditions 4, 10, 
13 and 32) and to amend the wording of condition 19 (noise). 
 
Heritage comments relating to the original submission stated: 
 
Taking into consideration the distance of the other assets from the application site; the 
extent of existing development of the Warner Bros. Studios as well as other residential 
development within the locale; existing landscaping and topography of the land it is unlikely 
that the proposed development would have an adverse effect on the significance of the 
surrounding heritage assets. Any views of the structures within the application would only 
be glimpsed so the visual impact (if any) would be low. It is also understood that the 
structures located in the Backlot and Support Facility area would not be permanent. 
Therefore, I would not raise an objection to the proposal. 
 
The proposed amendments to the proposed built development are minor and I have no 
further comments to make. 

 
9.1.23 Three Rivers District Council - Development Plans: [No response received] 

It should be noted that this consultee raised no objection to 22/0491/FUL. 
 

9.1.24 Three Rivers District Council - Environmental Health (Residential): [No objection] 

No objection to amendment to condition 19. 
 

9.1.25 Three Rivers District Council - Environmental Protection: [No response received] 

9.1.26 Three Rivers District Council - Landscape Officer: [No response received] 

9.1.27 Transport for London: [No objection] 

I can confirm that London Underground/DLR Infrastructure Protection has no comment to 
make on this planning application. 
 

9.1.28 Watford Borough Council: [No response received] 

9.1.29 Watford Borough Council Environmental Health (Commercial): [No objection] 

I have no comments to make with regards to air quality or land contamination. 


