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1.0 Introduction  
1.1 This statement supports the representations made by Hertfordshire County 

Council (HCC) Property in relation to the designation of the HCC site at 
County Hall, including Leahoe House, as forming part of the HERT 6 
Employment Area in Hertford.  Inclusion of the site would mean that any 
proposals for alternative use, or redevelopment of the site, would be confined 
to employment use in the terms set by Policy ED1.   

 
1.2 The County Council has objected to the inclusion of its campus on Pegs Lane 

within the policy, and therefore also objects to the associated annotation on 
the East Herts District Plan Proposals Map Sheet F, Hertford and Ware.   

 
1.3 HCC has requested that the boundary of HERT 6 should be amended on the 

proposals map to exclude the currently vacant  Leahoe House and that a 
reference to the acceptability of mixed use, made in the draft District Plan 
should be reintroduced into the Policy. 

 
2.0 The Inspectors Questions Relevant to HERT 6  
2.1 The Inspector has posed two questions in relation to HERT6: 
 

(7) Would the employment sites in HERT6 be the most suitable sites, would 
they deliver the right amount of employment land to meet the identified need? 
and 
(8) Are the allocated sites appropriate and deliverable, having regard to the 
provision of necessary infrastructure and facilities, and taking into account 
environmental constraints? 
 

2.2 HCC does not consider that either Leahoe House or the County Hall Campus 
is the most suitable site to deliver employment need to meet 21st Century 
employment needs.   

 
 Leahoe House 
2.3 HCC does not consider that Leahoe House is a suitable site to deliver 

employment need for the reasons detailed below: 
 

i. Leahoe House was originally a dwelling house.   
ii It is a non designated heritage asset, located in the Conservation Area 
iii. Is served off the same single access point to the Leahoe Gardens 
 residential area to the north of the site. 
iv Is not suitable to provide 21st century office accommodation.  
v. The building requires extensive refurbishment – a report on Building 

Condition, carried out by Lambert Smith Hampton Building Consultancy 
in 2017 suggests that the building could be refurbished for housing and 
still generates a positive building value, whereas office refurbishment 
and conversion could be undertaken in isolation but would be 
financially unviable.  A summary of the conclusions of that report is 
included at Appendix A. 

 
2.4 In terms of demand for offices, other offices in the town, notably Stag House 

in Old London Road, a location much closer to the facilities in the town centre 
and Hertford East railway station.  Despite providing high quality modern 
office accommodation with good parking provision, space within the building 
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has been difficult to fully let over the years, with the building consistently 
offering available suites at 2,500 to 10,000 sq. feet due to a high turnover of 
tenants. 

 
2.5 Paragraph 22 of the NPPF emphasises that policies should not be used to 

protect sites for employment use where there is no reasonable prospect of the 
site being used for that purpose.  In the case of Leahoe House, the site is not 
suitable to deliver employment land suited to 21st Century needs.   

 
2.6 The inclusion of Leahoe House within the HERT 6 Employment Area would 

also conflict with the advice in paragraph 126 of the NPPF which requires 
Local Planning Authorities to set out: 

A positive strategy for the conservation and enjoyment of the historic 
environment, including heritage assets most at risk through neglect, decay 
or other threats. 

 
2.7 East Herts Council’s own Hertford Conservation Area Appraisal and 

Management Plan, adopted in March 2017, (extract attached at Appendix B), 
explicitly identifies that Leahoe House is; 
a fine 19th Century building in declining condition whose retention is important 
and whose future needs ascertaining 
 

2.8 HCC believe that designation of Leahoe House as an employment site as part 
of HERT6 would fail to provide the positive strategy required by paragraph 
126 and would be likely to frustrate identifying an appropriate viable 
alternative use of the building, described as important by EHDC in the 
Hertford Conservation Area appraisal, and which is most likely to be achieved 
through a residential proposal consistent with the original use of the building. 

 
2.9 The County Council therefore considers that constraining Leahoe House with 

an employment designation would: 
 

 Not provide the most suitable employment sites delivering the right sort of 
employment land to meet the identified need. 
 

 Would not be appropriate and deliverable, taking into account heritage 
asset, market signals, and locational considerations. 
 

 The designation would be likely to prolong achieving a viable alternative 
use to secure the future of the non-designated heritage asset, which the 
Council themselves have identified as a high consideration in heritage 
asset terms. 
 

County Hall Building 
2.10 HCC does not consider that the County Hall building is a suitable site to 

deliver employment need for the reasons detailed below: 
 

i The main office building at County Hall is a grade II* listed building 
(front page only of listing description included at Appendix C for 
brevity).  Therefore it is subject to significant constraint. 

ii The County Hall Record Office, Library and Register Office is a grade II 
listed building. (Front page only of the listing description attached at 
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Appendix D for brevity).  The building is therefore subject to significant 
constraint. 

iii. The forecourt of County Hall is grade II listed.  (Front page only of 
listing description attached at Appendix E).  The forecourt is therefore 
subject to constraint. 

 
2.11 Heritage asset considerations might make conversion of the building to 

accommodate small business uses difficult.  The deliverability of all alternative 
uses would need to be informed by consideration of heritage asset 
considerations and that detailed feasibility has not yet taken place.   

 
2.12 The Hertford and Ware Employment Area Study 2016 contained two 

references to Pegs Lane and the potential for consideration to be given to 
providing a small business centre as part of the Pegs Lane campus.  
[Paragraph 5.12 and 7.31 of the Hertford and Ware Employment Study 
EER/005].   

 
2.13 The final sentence of paragraph 7.31 of the employment study stated that: 
 “EHDC should consider commissioning a feasibility study into such provision 

in the Pegs Lane area or in other locations in Hertford and Ware.  EHDC may 
wish to work with Wenta on exploring these proposals”. 

 
2.14 HCC believe that it is a big step to go from the suggestion that consideration 

should be given to provision of a small business centre and that should be the 
subject of further feasibility, to making an employment allocation that affects 
the whole of the County Council site. 

 
2.15 Taking into account the heritage asset constraints that relate to the wider 

County Council site, HCC continue to believe that it would be appropriate for 
policy HERT 6 to be amended to contain a reference to allow mixed use at the 
County Hall Pegs Lane site. 

 
2.16 The County Council therefore considers that constraining County Hall with an 

employment designation and policy which fails to acknowledge the potential 
suitability of the site for other mixed uses would: 

 

 Not be identifying the most suitable sites to provide flexible 
employment floor space in the town.   
 

 The fact that the floor space contains significant listed buildings 
containing Committee Chambers and Meeting rooms also raises 
questions about suitability for meeting 21st Century employment needs.   

 

 These limitations suggest that a more flexible approach to alternative 
use would be appropriate for the site. 
 

 Until feasibility considering the heritage assets has been completed, 
would not be allocating sites which can be proven to be appropriate 
and deliverable, particularly for the small business uses referred to in 
the Employment Land Study. 
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Appendix A 

 
Lambert Smith Hampton Building Consultancy Comments 

 

Lambert Smith Hampton’s building surveyors were appointed to undertake a building survey report 
for Leahoe House. That report (dated 12th October 2017) commented on the cost of refurbishing the 
existing building for either office use or residential (flatted) use. Those estimated refurbishment 
costs are as follows: 
 
Office Conversion = £3.155m 
 
Residential Conversion = £3.532m 
 
 In Lambert Smith Hampton’s opinion a completed office refurbishment would have a Market Value 
in the region of £2.4m. Taking into account the conversion costs (which do not allow for any 
developers holding costs, finance or profit) it would appear apparent that conversion of the existing 
building for such a use would be unviable.    
 
A completed residential conversion of the existing building might have a Gross Development Value 
(GDV) in the region of £5.7m. In order to achieve this level of GDV a comprehensive redevelopment 
of the surrounding area (so alongside Leahoe Gardens, Hill House etc.) would be required. Taking 
into account the conversion costs, finance, professional fees, profit etc. the property might therefore 
have a current building value (assuming a residential planning permission were in place) in the 
region of £1m.    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



6 
 

Appendix B 
 

East Herts Hertford Conservation Area Appraisal and Management Plan 2016 
page 125 
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Appendix C 
 

Listed Building Description County Hall Main Building 
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Appendix D 
 

Listed Building Description County Record Office and Archive Block 
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Appendix E 
 

Listed Building Description 
 

County Hall Forecourt 
 
  

 

 
 


