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1. Introduction 

1.1. Atkins was commissioned by Welwyn Hatfield Borough Council in July 2015 to update its 
Economy Study published in July 2014.  From January to March 2015, the Council carried out 
Local Plan consultation, with part of the evidence base for the policy intention relating to the 
Local Economy provided by the Welwyn Hatfield Economy Study, July 2014.  This sets out land 
and floorspace requirements for Class B uses in the borough, on the basis of employment growth 
scenarios based on Experian and EEFM1 forecasts.  It also analyses the demand/supply balance 
for land in Class B uses.  

1.2. Since the Economy Study was published, new runs of the Experian data and the EEFM have 
been published.  Also there has been a significant increase in the number of prior approvals 
given for the conversion of Class B1a office properties to residential in Welwyn Hatfield. Welwyn 
Hatfield therefore commissioned an update to the Economy Study to take account of these recent 
changes. 

Terms of reference  
1.3. The purpose of this Study is to provide evidence and recommendations which will ensure that the 

forthcoming Local Plan will be compliant with the National Planning Policy Framework (NPPF) 
and the National Planning Practice Guidance. Key outputs include: 

 Review and consider if the FEMA needs updating; 

 Update the assessment of future employment needs taking account of updated Experian and 
EEFM employment forecasts for the Borough; 

 Update the analysis of potential sources of B class employment floorspace to take into 
account losses of employment land and premises that occurred through prior notifications 
and planning permissions; 

 Update the demand-supply balance analysis for B class land supply. 

Structure   
1.4. The structure of this report is as follows: 

 Chapter 2 reviews the FEMA; 

 Chapter 3 provides a review of Welwyn Hatfield’s commercial property market; 

 Chapter 4 examines the likely future demand for employment land in Welwyn Hatfield; 

 Chapter 5 sets out the site reconnaissance; 

 Chapter 6 presents the supply-demand balance assessment; and  

 Chapter 7 presents the study’s conclusions and recommendations. 

 
 

  

                                                      
1 The East of England Forecasting Model (EEFM) was developed by Oxford Economics to project economic, 

demographic and housing trends in a consistent fashion across the East of England. 
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2. Reviewing the FEMA 

Introduction 
2.1. This section considers the functional economic market area (FEMA) for Welwyn Hatfield. It sets 

out the approach to defining the FEMA and then proposes a definition of FEMA for use in 
planning for economic development in the area. The assessment is based on the latest 2011 
Travel to Work data and a review of relevant data and literature. 

Guidance on defining functional economic market areas 

Functional Economic Market Areas – An economic note 
2.2. In 2010 the Department of Communities and Local Government (DCLG) prepared a note which 

discussed the concept of a FEMA and its usefulness for economic policy analysis.  It should be 
highlighted that with the publication of the PPG this note is now cancelled, although the guidance 
in the note is still considered relevant. The 2010 note considered the range of alternative ways to 
measure FEMA boundaries, including: labour markets; housing markets; supply chains in 
industry and commerce; service markets for consumers; administrative areas; and transport 
networks.  

2.3. The DCLG note reveals that there are no universal approaches to defining FEMAs. It states that 
there is a range of relevant information available to define a FEMA, with the most appropriate 
depending on what features of the economy are being considered: 

 Labour markets: using Travel to Work Area (TTWA) data from the Census and housing 
markets from the SHMA. 

 Transport networks: Whereas most major transport networks are determined by national 
requirements, local transport policy is best considered at the scale of FEMAs. However, 
in practice, the key role of transport will be reflected using other FEMA definitions, such 
as TTWAs, as these flows are partly shaped by transport availability 

 Supply chains in industry and commerce: using data on the flow of goods, services and 
information across the local economy. 

 Service market for consumers: using data on the spatial area from which users of goods 
and services are drawn. 

 Administrative and organisational areas such as Local authority boundaries and LEP 
areas: It is within administrative boundaries that services and strategies are applied and 
developed, based on analyses using FEMAs. The importance of administrative 
boundaries therefore also needs to be recognised and often when weighing up the 
various considerations the final decision on the FEMA will reflect the ‘best fit’ to existing 
administrative boundaries. 

2.4. The 2010 DCLG note identifies that there is a strong argument for analysing labour market data 
using the Census travel to work data, as this is the most reliable flow data (for identifying a 
FEMA). This data should be supplemented with other key data from other key markets as set out 
above.  The note states that economic flows often overlap local authority boundaries. This means 
that the functional area over which the local economy and its key markets operate will not 
necessarily adhere to administrative boundaries, although it is possible that they can do. Where 
strong economic links are identified the note recommends that local authorities should consider 
the benefits of collaborating with neighbouring areas. 
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National Planning Policy Guidance 
2.5. The PPG recommends that economic needs should be assessed in relation to the relevant 

functional economic market area. The PPG states that there is no universal approach to defining 
a FEMA. Instead, it puts forward the suggestion that a range of information should be considered 
depending on the basis which best reflect the drivers of the local economy. 

2.6. The suggested range of information is entirely consistent with the information set out in the 2010 
DCLG note (see above) with the exception that the extent of any Local Enterprise Partnership 
should now also be considered. 

Defining Functional Economic Market Areas   
2.7. Although there is no single correct way to identify a FEMA, there is an argument for analysing 

commuting data as the most complete and reliable flow data, and then supplementing this with 
data from other key economic markets. 

2.8. The definition of Travel to Work Areas should form a key component of the definition of the 
FEMAs in the study area. Additional analysis of the transport network, local property markets, 
sectoral composition, supply chains, retail catchment areas, Local Economic Partnerships and 
administrative geography form additional layers of detail on which to refine and verify the 
definition of FEMAs.  

Labour market and Travel to Work Area 
2.9. As set out above, the starting point for defining the FEMA is to assess the relevant functional 

labour market and commuting patterns related to it. This is because one of the most important 
factors companies consider when deciding where to locate is the availability of labour. Most 
companies still rely on a local labour force, which is restricted by the distance and time it is willing 
to travel to work.  

2.10. In this regard the first step in assessing the labour market is to use Travel To Work Area (TTWA) 
data from the Census. The ONS criteria for defining TTWAs (for areas with a population of over 
25,000) is that 67% of the population should live and work in the same area. This is termed the 
‘self-containment’ rate.   

2.11. The following sets out the steps taken to identify the TTWA covering Welwyn Hatfield: 

 Step 1: We identified all Middle Layer Super Output Areas (MSOA) in the area that contained 
only “urban” output areas2] and generated at least 100 travel to work movements (people 
working in Welwyn Hatfield and living elsewhere, and living in Welwyn Hatfield and working 
elsewhere). This enabled us to identify where the highest level of commuter flows were 
located. 

 Step 2: We grouped together neighbouring urban MSOAs, with each grouping treated as a 
single seed point.3 Groupings of urban MSOAs in London were excluded as this would result 
in a single seed point covering the whole of London. 

 Step 3: We grouped rural MSOAs with the appropriate seed points, based on the observed 
travel to work patterns. 

 Step 4: Based on the groupings of MSOAs associated with each seed point (or seed point 
cluster), we calculated the proportion of the resident population that works in the area and 
the proportion of the workplace population that live in the area to establish a self-containment 
ratio. 

 Step 5: The above formed the building blocks for establishing the FEMA, by also considering 
local transport networks, supply chain links, local catchment areas for retail and services, and 
administrative and organisational boundaries. 

 Step 6: Based on the above we identified the local authorities that have the strongest 
economic links with Welwyn Hatfield to define the FEMA. While the wider TTWA should be 

                                                      
2 In accordance with the 2011 Rural/Urban Classification (DEFRA, September 2011). An output area is treated as ‘urban’ 

if it was allocated to a 2011 built-up area with a population of 10,000 people or more. 
3 A seedpoint is a group of MSOAs that covers a geographic urban area e.g. Welwyn Garden City, Hatfield, St Albans. 
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considered when defining the FEMA (including areas from other local authorities, Figure 2-1), 
we consider that linking the FEMA to local authority boundaries has practical advantages in 
terms of formulating cross-boundary policies in accordance with the Duty to cooperate, and 
also in terms of data availability.  
 

2.12. The identified TTW area for Welwyn Hatfield as a whole has a self-containment rate of 71% (as 
shown in Figure 2-1). This means that of the 412,335 workers living in the TTW4, 290,997 work in 
the TTW area and do not commute out. The TTW includes Welwyn Hatfield, Stevenage, St 
Albans, Luton and parts of North Hertfordshire and East Hertfordshire. Only a small part of 
Central Bedfordshire is included in the TTW area.

                                                      
4 Excluding London 



 

Figure 2-1 Travel to Work Area - Welwyn Hatfield  

 

 Source: ONS, TTW, 2011 



 

2.13. The areas that ‘in-commuters’ travel from, and ‘out-commuters’ go to for work, are shown in 
Figure 2-2 and Figure 2-3 below. This shows that there are stronger functional labour market 
linkages between Welwyn Hatfield and Stevenage, St Albans and Hertford. This is likely to be 
due to the good road transport links. Welwyn Garden City, Hatfield, Stevenage and St Albans all 
have good connections to the A1. Hertford and St Albans have good links to the A414. 

Figure 2-2 Out-Commuters - where Welwyn Hatfield residents commute to (excluding London)5 

 

                   Source: ONS, TTW, 2011 

 

 

 

 

 

 

 

 

 

 

 

                                                      
5 Above 200 commuter movements 
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Figure 2-3 In-Commuters - where Welwyn Hatfield workers commute from (excluding London)6 

 

Source: ONS, TTW, 2011 

2.14. In conclusion, the labour market analysis finds that Welwyn Garden City, Hatfield, Hertford and 
Stevenage are the largest settlements and main employment centre serving Welwyn Hatfield and 
which also attracts commuters from the surrounding local authorities.  

Transport network 
2.15. As stated above, the transport network is not generally used as the primary measure to identify 

the relevant Functional Economic Market Area. It is rather an indicator of labour market and 
service catchments. Analysis of the transport network can provide evidence of whether a FEMA 
exists as transport links between different areas have generally evolved in response to market 
signals and economic drivers. 

2.16. Welwyn Hatfield is highly accessible from both the north and south by road and rail. Motorway 
connections are described as being good with the A1 (M) passing through the Borough north-
south and connecting to the M25 to the south. The A414 runs east-west across the Borough 
connecting to Hertford to the east and St Albans to the west. The main east coast railway runs 
from London to the North East of England and Edinburgh. Regular services run from King’s 
Cross to Cambridge and Peterborough calling at Hatfield, Welwyn Garden City and Welwyn 
North. There are also slower services calling at other stations in the Borough. 

2.17. The TTW area benefits from access to key strategic transport corridors (A1(M), M1/M25 and 
M11/A10) that have also been identified for additional investment by the Hertfordshire Local 
Economic Partnership (LEP) Growth Deal. 

                                                      
6 Above 200 commuter movements 
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Hertfordshire LEP Growth Deal 
2.18. The Hertfordshire Local Enterprise Partnership (LEP) is focused on creating the right conditions 

to ‘accelerate business-led economic growth in Hertfordshire’ and for the county to become a 
world-leading economy; one of the top three in the country outside London.7 

2.19. The Hertfordshire LEP Growth Deal (2015-2021) includes the establishment of three Growth 
Area Forums to accelerate economic growth across the LEP area. The Growth Deal will invest 
alongside LEP resources in three key growth areas spatially linked to principal road and rail 
corridors, which includes: 

 M1/M25 Growth Area (investing approximately £15m) – covering Watford, Hemel 
Hempstead, St Albans, Radlett, Elstree and Borehamwood, Bushey. This equates to the 
districts of Dacorum, Hertsmere, Three Rivers, Watford and St Albans i.e. the four 
commissioning authorities plus St Albans.  

 A1(M) Growth Area (investing approximately £3.8m) – covering Stevenage, Letchworth, 
Baldock, Welwyn Garden City, Hatfield and Hitchin. This equates to the districts of Welwyn 
Hatfield, Stevenage and North Hertfordshire.  

 M11/A10 Growth Area (investing approximately £48.4m) – covering Hertford, Hoddesdon, 
Ware, Broxbourne, Cheshunt, Waltham Cross and Bishops Stortford. This equates to the 
districts of Broxbourne and East Hertfordshire. 
 

2.20. Projects will be funded to support key growth sectors relating to bioscience/pharmaceuticals and 
film/TV that are focused around these corridors. Transport infrastructure will also be updated to 
relieve congestion and help meet local aspirations. 

2.21. The major existing road and rail links in the Hertfordshire area are shown in Figure 2-4 below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                      
7 Hertfordshire LEP http://www.hertfordshirelep.com/ 

http://www.hertfordshirelep.com/
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Figure 2-4 Hertfordshire Growth Areas linked to Strategic Transport corridors 

 

         Source:  Hertfordshire LEP, Hertfordshire SEP, Evidence Base 2014 

Service market for consumers 
2.22. The economic geography of an area can also be assessed in terms of patterns of retail and 

leisure spending of an area’s residents. Understanding whether people travel to the area from 
outside of the area to shop and spend their leisure time provides an indicator of the market area 
that a wide range of personal and small business services are provided.  

2.23. The retail catchment area for the identified TTW area (covering the local authorities of Welwyn 
Hatfield, Stevenage, St Albans, North Hertfordshire, Luton, Hertsmere, East Hertfordshire, 
Dacorum, Central Bedfordshire and Broxbourne) is not captured in a single study.  To better 
understand the trade draw of different settlements, how they interact and to establish a hierarchy 
of retail centres, it is useful to compare the rankings of each settlement. This can be done against 
competitor centres.  

2.24. Javelin Group produce a ranking of the UKs top 3,000 retail centres. This is termed ‘Venuescore’ 
and is based on a variety of criteria such as quantity and quality of shops, location, regional 
significance and consumer attractiveness. The ‘Venuescore’ rankings of major competing centres 
and sub-regional shopping centres are shown in Table 2-1 below: 
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Table 2-1 Venuescore Rankings of Shopping Centres 

Retail Centre Venuescore Index 

Score8 

Rank9 

Milton Keynes 214 34 

Watford  204 40 

Cambridge 166 78 

Luton  141 113 

Stevenage 137 124 

Hemel Hempstead 133 137 

St Albans 130 141 

Welwyn Garden City 106 197 

Bishops Stortford 88 248 

Hitchin  73 312 

Lechworth 56 425 

Hatfield, The Galleria 49 483 

Hertford 48 499 

Harpenden 33 719 

Stevenage, Roaring Meg R P 30 791 

Potters Bar 26 906 

Hatfield  24 988 

Hatfield, Oldings Cnr Retail Park 15 1,528 

Ware  18 1,290 

Welwyn Garden City, Woodhall 12 1,818 

Source:  Welwyn Hatfield, Retail Town Centre Needs Assessment, 2007, Note: Rankings exclude London. *2006 Score 

2.25. Table 2-1 above shows that the highest ranking centres within the TTW are Luton and 
Stevenage, followed by Hemel Hempstead and St Albans. Major centres within Welwyn Hatfield 
feature lower down in the rankings, although it should be noted that the index is based on 
multiple retailer representation. Welwyn Garden City is ranked as the main centre in the Borough, 
and is 197th out of 2,212 centres across Great Britain. Hatfield has a relatively low ranking 
(988th). 

Supply Chain Linkages & Commercial Property Market 
2.26. Another way of helping to define the FEMA is through assessing whether particular supply chain 

linkages or clusters of similar business activities occur in close proximity to each other. The 
NPPF at paragraph 21 states that local authorities should ‘plan positively for the location, 
promotion and expansion of clusters or networks of knowledge driven, creative or high 
technology industries’.  

2.27. The Hertfordshire LEP identifies key growth opportunities in the following sectors: 

 Film and TV, particularly linked to Warner Brothers and Leavesden, and the studios at 
Elstree 

 Environmental technologies, drawing on Rothamsted and the Building Research 
Establishment (BRE), and the wider Green Triangle10 

 Life sciences, principal research locations for GSK are in Stevenage and Ware 

                                                      
8 Index score of retail centres on the basis of a weighted score for multiple retailers represented in each centre. 
9 Rank out of 2,212 centres across Great Britain. Highest score is 1 and lowest score is 2,212.  

This initiative has emerged from St Albans and the vision locally is to develop a world renowned centre of excellence 

for green technology. Underpinning it is a recognition of the role and potential of Rothamsted (discussed above), BRE 
and the University of Hertfordshire. (Strategic Economic Plan, Hertfordshire LEP, 2014). 
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 Advanced engineering e.g. EADS Astrium, MBDA and University of Hertfordshire 
 

2.28. The key sectors that currently exist in the Hertfordshire LEP area, and that will be supported 
through proactive initiatives are identified in the 2014 LEP Strategic Economic Plan (SEP) and 
Growth Deal. These key growth are shown in Table 2-2 below: 

Table 2-2 Hertfordshire Strategic Economic Plan (SEP) Distinctive employment sectors, 2010 

Priority Sectors Employment Numbers Location Quotient 

(relative to UK) 

Pharmaceuticals 3,600 4.8 

R&D 7,000 2.8 

Employment activities 28,500 2.1 

Electronics 5,800 1.5 

Real Estate 11,900 1.5 

Wholesale 46,400 1.4 

All sectors 586,500 1.0 

      Source: Hertfordshire LEP, Hertfordshire SEP, Evidence Base, 2014 

2.29. Figures 2-5 and 2-6 below show the clustering of sectors in the Hertfordshire LEP area. These 
show that there are definite linkages between relatively close areas within the Hertfordshire LEP 
area. 
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Figure 2-5 Hertfordshire LEP's assets and potential in biotechnology 

 

Source: Hertfordshire LEP, Hertfordshire SEP, Evidence Base, 2014 
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Figure 2-6 Hertfordshire LEP's assets and potential in biotechnology 

 

    Source: Hertfordshire LEP, Hertfordshire SEP, Evidence Base, 2014 
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Bringing the analysis together to define the FEMA 
2.30. There is no universally agreed approach to defining FEMAs. The most appropriate method will 

depend on what features of the local economy are being considered. As this study is concerned 
with the analysis of B class employment needs, the functional labour market provides the most 
appropriate starting point for defining the FEMA.  

2.31. Analysis of the labour market led to the identification of a Travel To Work Area for Welwyn 
Hatfield that would be consistent with the self-containment rate of 71%. This means that of the 
412,335 workers living in the TTW11 290,997 work in the TTW area and do not commute out. The 
TTW includes Welwyn Hatfield, Stevenage, St Albans, Luton and parts of North Hertfordshire and 
East Hertfordshire. Only a small part of Central Bedfordshire is included in the TTW area 

2.32. The TTW area benefits from good rail and road networks and will benefit from future 
improvements in strategic routes, particularly the A1(M) Growth Area (investing approximately 
£3.8m) which bisects the TTW area.  

2.33. In summary, Welwyn Hatfield has clear economic linkages with the surrounding five authorities of 
Stevenage, St Albans, Luton, North Hertfordshire and East Hertfordshire indicating that this area 
is a useful starting point in determining the FEMA. The five authorities also have the strongest 
relationship with the TTW area (identified in Figure 2-1).  

2.34. Based on the above approach, the Consultant considers that the five authorities of Stevenage, St 
Albans, Luton, North Hertfordshire and East Hertfordshire should form the basis for the FEMA 
(identified in Figure 2-7). The FEMA boundary is broadly in accordance with the Hertfordshire 
LEP Growth Deal (2015-2021) and is reflective of key transport corridors including the A1 (M) 
and the East Coast Mainline. 

Implications of the FEMA on policy development 

2.35. The functional economic area defined above has been used to derive demand forecasts for the 
FEMA (see chapter 4); these forecasts have been prepared alongside the Borough level 
forecasts. The benefit of preparing forecasts for the wider FEMA is that it will assist the Borough 
in developing planning policy for employment needs that is a closer fit to the wider area’s real 
economic market, and ensure that most of the impacts of the policy area will be contained. The 
key implication of this is that Welwyn Hatfield Council will need to work closely with the five 
authorities of Stevenage, St Albans, Luton, North Hertfordshire and East Hertfordshire to explore 
ways of co-ordinating and aligning (where possible) their employment land policies across the 
FEMA. 

                                                      
11 Excluding London 



 

Figure 2-7 FEMA – Welwyn Hatfield 

 



 

3. Property Market Analysis 

3.1. This section presents an overview of recent office and industrial market activity across the 
Borough, informed by discussions with local property agents (identified in Appendix A). 

Office 

Rental values and performance 
3.2. The office market has been weak for the past four to five years, according to local property 

agents. There is a large excess of supply in both the Welwyn Garden City and Hatfield areas, the 
latter to a slightly lesser extent. 

3.3. Depending on the quality of premises, rental values range from £84 to £167 per sq.m, although 
the vast majority are below £139 per sq.m. Many properties are on five year secure term leases 
with 12-18 months’ reduced or free rent.   

3.4. Agents expect that the oversupply in the market will decrease in coming years as supply is 
exhausted in surrounding employment centres such as Stevenage and St Albans, causing 
businesses to seek premises in Welwyn Hatfield instead.  

Business demand  
3.5. Most leasing inquiries tend to be for small sized units of 200-300 sq.m and come from 

businesses in a range of sectors including pharmaceuticals, financial, and those linked to Tesco, 
which has a strong presence in Shire Park.  

3.6. According to local property agents, office businesses are not looking to move from their current 
premises. There is considered to be enough capacity in existing premises to suit local office 
business needs. 

3.7. Access to car parking spaces is considered to be important for accommodating employees and 
visitors.  

Existing stock 
3.8. Welwyn Hatfield’s office stock is mixed in quality but overall much better than its industrial stock, 

with a large quantity of Grade A stock on the market due to a considerable amount of speculative 
office-building in the early 2000s. A property agent noted that Welwyn Garden City has a larger 
supply of good quality stock than any other town in Hertfordshire.  

3.9. Most office stock is located in out of town centres. Office stock in town centres tends to be older, 
lacking in good specifications and sufficient car parking. 

3.10. Local property agents identified a large degree of oversupply in the market. Some of the new 
high quality stock has never been occupied, such as Alchemy (in the Bessemer Road 
employment area), which has remained vacant since its completion in 2007.  

Market competition  
3.11. Demand for offices in Welwyn Hatfield comes from locally based businesses. Welwyn Hatfield’s 

main competitors are considered to be St Albans and Watford, which are considered to be more 
established office locations. 

3.12. Welwyn Hatfield is considered to have an oversupply of office accommodation. Local property 
agents have suggested that the market’s present oversupply may be due to the lack of flexibility 
on rents or deals during the recession and aftermath, compared with landlords in neighbouring 
employment centres. 



 

 
 

  
Atkins   Welwyn Hatfield Economy Study - Final Report   22 

  
 

Industrial and warehousing 

Rental values and performance 
3.13. Industrial and warehousing premise rental values range from around £84 per sq.m for prime 

stock to around £51 per sq.m for low quality stock. Despite some degree of volatility in demand, 
the market has been tightened by a lack of supply and thus has performed reasonably strongly in 
recent years.  

3.14. Agents expected strong demand growth to continue and emphasised the need for an 
accompanying continued growth in supply.  

Business demand  
3.15. Local agents noted that leasing inquiries for industrial space range in terms of sought-after size, 

but tend to be for units between 140 and 460 sq.m, as well as up to 2,800 sq.m. There is a gap in 
the market in the sense that significant demand exists for 4,600-9,300 sq.m spaces for 
warehousing (used for internet/next-day delivery business) but no units of that size are available.  

3.16. Businesses’ preferred locations are those well served by the road network, easily accessible to a 
large labour pool and surrounded by other industrial uses. This means that industrial estates and 
business parks, such as Hatfield Business Park, are key locations of choice.  

3.17. With highly limited stock, businesses are increasingly compromising on initial goals and 
preferences concerning premises. This was identified as a significant shift occurring in the past 
12 to 18 months. 

3.18. Demand comes overwhelmingly from well-established local businesses expanding or downsizing, 
although business relocation from key industrial centres within London – prompted by rapidly 
rising rents, and facilitated by rail network improvements – is likely to be an increasingly 
significant source of demand. The price differential between parts of London and Welwyn Hatfield 
is already large, with rents reaching £161 per sq.m in Park Royal, and is projected to grow 
further.  

Existing stock 
3.19. A local agent estimated that approximately 60% of industrial stock is of rather poor quality; 

however, the range of stock quality caters well for different business needs. Newer estates 
include Mundells Court and Mundells Industrial Centre.  

3.20. The key concern, rather than quality, was a severe shortage of stock, which is a problem 
widespread throughout the South East region and responsible for driving up rental values. Local 
agents observed that the market is a landlord’s market - of longer lease requirements and fewer 
incentives. They stressed the need for release of more land for industrial as opposed to 
residential uses. 

Market competition  
3.21. As was the case for offices, Welwyn Hatfield’s local industrial businesses form the bulk of 

demand and were considered to have a strong relationship to the local area, minimising 
competition from neighbouring markets.  

3.22. In general, Welwyn Hatfield competes quite well in the industrial market against areas such as 
Hemel Hempstead and Watford. However, with the severe lack of supply, businesses may have 
to look further afield. Industrial areas of Welwyn Garden City, although close to the A1, suffer 
relatively poor accessibility. Hatfield offers better access to the road network, as do the Borough’s 
competitors, including Watford and Hemel Hempstead. Stevenage and Milton Keynes also 
represent strong competitors in terms of price. St Albans and Borehamwood have hardly any 
industrial stock. 
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Conclusion 
3.23. Business decisions regarding location tend to be based on price, transport connectivity and 

availability of car parking. Additionally, location of staff is an important factor underpinning 
businesses’ reluctance to relocate once established in an area. 

3.24. Welwyn Hatfield’s industrial and office markets both compete fairly well against markets in 
adjacent areas. This is due to a significant loyal core of local businesses, the good quality of the 
stock, and relatively competitive rental values.  

3.25. The key issues identified were low demand and oversupply in the office market and severe 
shortage of supply – particularly of larger premises - in the industrial market.   

3.26. In future, the oversupply in the office market is expected to decrease, whilst pressure in the 
industrial market is forecast to continue as demand pressure increases.  
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4. Assessment of future employment 
needs 

Introduction 
4.1. This section provides a series of quantitative scenarios for Welwyn Hatfield’s future employment 

floorspace and land requirements by use class (B1a/b, B1c, B2, and B8). In accordance with 
Planning Practice Guidance and best practice, the assessment considers a range of scenarios, 
comprising: 

 A scenario based on the latest employment forecasts produced by Experian (published in 
June 2015); 

 A scenario based on Oxford Economics’ East of England Forecasting Model (EEFM) using a 
2014 baseline;  

 A trend-based scenario based on Welwyn Hatfield’s historical employment growth levels 
(using historical employment data from Experian); and 

 A hybrid scenario based on the Experian and EEFM scenarios. 

Methodology 
4.2. This section’s analysis is based upon four scenarios of future employment growth. The first 

scenario uses Experian’s 38-sector employment forecasts for Welwyn Hatfield. The second uses 
Oxford Economics’ East of England Forecasting Model for 31 employment sectors with a 2014 
baseline. The third is a trend-based scenario using Welwyn Hatfield’s employment figures for the 
period 2004-2014 provided by Experian as the basis for projecting future employment growth 
levels. Scenario 4 combines the Experian and EEFM scenarios. 

4.3. Under each scenario, employment sectors have been mapped to the core B1a/b (office and 
research & development), B1c (light industrial), B2 (general industrial) and B8 (storage and 
distribution) uses. Job numbers have been converted to floorspace and land requirements by 
applying appropriate employment density and plot ratio assumptions. The employment densities 
and plot ratios used are in line with the HCA’s Employment Densities Guide 2nd Edition (2010) 
and the Employment Land Reviews: Guidance Note (2004)12. These employment density and 
plot ratio assumptions are summarised in Table 4-1below. 

Table 4-1 Employment density and plot ratio assumptions 

Use class 
Employment density per 

Full Time Equivalent 
(FTE) job 

Plot ratio 

B1a/b 12 sq.m 75% of site area 

B1c 47 sq.m 40% of site area 

B2 36 sq.m 40% of site area 

B8 70 sq.m 50% of site area 

Source: Atkins, HCA Employment Densities Guide 2nd Edition (2010) and Employment Land   
Reviews: Guidance Note (2004) 

4.4. It must be noted that all figures presented in this chapter have been rounded and thus may not 
add up exactly.  

4.5. All forecasts of employment numbers and resulting employment floorspace and land 
requirements should be treated as indicative. It is difficult to predict future economic trends at any 
time; forecasts depend on a number of assumptions and are highly sensitive to changes in the 

                                                      
12 Although this document has now been replaced by Planning Practice Guidance, its advice is still 
considered relevant, especially in terms of plot ratio guidance. 
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national and international economic climate. The accuracy of the forecasts presented in this 
chapter in particular is rendered uncertain by the long-term nature of the projections and the 
current context of prolonged economic uncertainty.  

Scenario 1 – Experian employment projections scenario 
4.6. Scenario 1 is based on the latest outputs of Experian’s employment forecasting model. 

Experian’s detailed local level forecasts are based on an integrated regional sectoral model of the 
UK. The model is constructed treating each UK region and each sector of the economy as an 
economic entity in its own right, for which forecasts can be made using historical relationships 
between variables. In broad terms, the historical performance of a county economy is interpreted 
in terms of its share of the wider regional economy of which it forms a part. In turn, the 
performance of a local authority area is based on its share of its encompassing county. For each 
sector of the economy, equations are produced for output and employment that explain the 
observable relationship between these variables at the local and regional levels. 

4.7. According to Experian’s forecasts, full time equivalent employment (FTE) across all sectors in 
Welwyn Hatfield is forecast to increase from 61,100 in 2013 to approximately 73,800 in 2032, an 
increase of approximately 21% (Table 4-2). Key growth sectors in terms of absolute number of 
jobs include Administrative & supportive services, Wholesale, Residential care & social work, and 
Construction. The greatest decline is projected in Public administration & defence. The number of 
workforce jobs is projected to grow by 15,960, an increase of approximately 19%.  

Table 4-2 Experian employment forecasts (FTEs) – sectors showing the greatest numerical 
changes in employment 2013-203213 

Sector 2013 2032 
Change  

2013-2032 

% Change  

2013-2032 

Administrative & 

Supportive Services  
6,130 7,810 +1,680 +27% 

Wholesale  7,050 8,690 +1,640 +23% 

Residential Care & 

Social Work  
2,920 4,440 +1,520 +52% 

Construction of 

Buildings  
1,620 3,050 +1,430 +88% 

Other Private Services  1,600 3,020 +1,420 +89% 

Public Administration & 

Defence  
3,000 2,540 -460 -15% 

Total FTE (all sectors) 61,070 73,800 +12,730 +21% 

Workforce jobs  

(not FTE) 
81,890 97,850 +15,960 +19% 

              Source: Experian  

4.8. The number of FTEs in B use class sectors is forecast to increase by 17% between 2013 and 
2032, rising from 31,600 to 37,000 (Table 4-3).  

4.9. Most of this employment growth is projected to come from B1a/b sectors (+4,200 FTE jobs). B8 
employment is also projected to grow (+1,400 FTE jobs), while B2 employment is forecast to 
decline by 200 FTE jobs. B1c employment levels are forecast to remain largely unchanged. 

 

                                                      
13 See Appendix for full list of employment sectors 
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Table 4-3 Experian employment forecasts (FTEs) 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

% Change 

2013-2032 

B1a/b 22,200 24,000 24,800 25,600 26,400 +4,200 +19% 

B1c 1,800 1,800 1,800 1,800 1,800 0 0% 

B2 1,600 1,600 1,500 1,400 1,400 -200 -13% 

B8 6,000 6,500 6,800 7,100 7,400 +1,400 +23% 

Total B use class 31,600 33,900 34,900 35,900 37,000 +5,400 +17% 

Source: Experian, Atkins  

4.10. Based on the above employment forecasts and the employment densities summarised in Table 
4-1, Welwyn Hatfield’s additional floorspace requirements for the period 2013-2032 are estimated 
to be approximately 142,000 square metres (Table 4-4). B8 floorspace requirements are forecast 
to increase by 98,000 square metres, and B1a/b requirements by 50,000 square metres. B1c 
floorspace requirements are projected to increase slightly (+1,000 square metres), while B2 
requirements are forecast to decline by 7,000 square metres.  

Table 4-4 B use class floorspace need (sq.m) – Scenario 1 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 267,000 288,000 297,000 307,000 317,000 +50,000 

B1c 83,000 85,000 85,000 85,000 84,000 +1,000 

B2 56,000 56,000 53,000 51,000 49,000 -7,000 

B8 421,000 456,000 475,000 498,000 519,000 +98,000 

Total B use class 827,000 885,000 910,000 941,000 969,000 +142,000 

    Source: Experian, Atkins  

4.11. These floorspace projections translate into indicative need for approximately 25 hectares of 
additional employment land by 2032 (Table 4-5). Most of the additional need is projected to be for 
B8 land (+20 hectares). This is because of the plot ratios typically associated with B8 uses, which 
result in much higher land need per employee than B1a/b uses. B1a/b land need is projected to 
increase by 7 hectares, while no additional need is identified for industrial land (B1c or B2). 

Table 4-5 B use class land need (ha) – Scenario 1 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 36 38 40 41 42 +7 

B1c 21 21 21 21 21 0 

B2 14 14 13 13 12 -2 

B8 84 91 95 100 104 +20 

Total B use class 154 165 169 174 180 +25 

   Source: Experian, Atkins  
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Scenario 2 – EEFM scenario 
4.12. Scenario 2 follows a similar methodology to Scenario 1 but uses Oxford Economics’ East of 

England Forecasting Model (EEFM) with a 2014 baseline as the starting point for the analysis.  

4.13. It should be noted that because the Experian and EEFM models use different assumptions and 
FTE definitions, and because EEFM forecasts are provided in different sectors than the Experian 
forecasts, employment figures for 2013 (the starting year for this assessment) are different 
between the two scenarios. 

4.14. The EEFM forecasts show a 22% increase in FTE employment across all sectors between 2013 
and 2032 (Table 4-6). Total employment (not FTE) is projected to increase from 79,100 in 2013 
to 96,900 in 2032, an increases of 23%. 

4.15. The largest growth sectors in terms of absolute number of jobs are forecast to be Retail (the 
current largest employment sector), Business services, Professional services, Education, and 
Wholesale. Public administration is projected to experience the greatest decline in FTE 
employment (-350 FTEs), followed by various manufacturing sectors.  

Table 4-6 EEFM employment forecasts (FTEs) – sectors showing the greatest numerical changes 
in employment 2013-203214 

Sector 2013 2032 
Change 

2013-2032 

% Change 
2013-2032 

Retail 13,740 17,840 +4,100 +30% 

Business services 7,180 9,800 +2,620 +36% 

Professional services 4,500 6,290 +1,790 +40% 

Education 6,080 7,550 +1,470 +24% 

Wholesale 7,640 8,840 +1,200 +16% 

Metals (manufacturing) 500 370 -130 -26% 

Utilities 540 410 -130 -24% 

General manufacturing 1,170 850 -320 -27% 

Public administration 3,460 3,120 -340 -10% 

Total FTE (all sectors) 73,500 89,900 +16,400 +22% 

Total employment: jobs 

(not FTE) 
79,100 96,900 +17,800 +23% 

            Source: Oxford Economics, Atkins  

4.16. FTE employment in B use class sectors is forecast to increase from 37,800 in 2013 to 44,800 in 
2032 (Table 4-7), an increase of 19%. Most of this employment growth is forecast to come from 
B1a/b sectors (+6,300 FTEs), followed by B8 (+900 FTEs), and B1c (+200 FTEs). B2 
employment is projected to decline by approximately 400 FTEs. 

 

 

 

 

 

Table 4-7 EEFM employment forecasts (FTEs) 

                                                      
14 See Appendix for full list of employment sectors 



 

 
 

  
Atkins   Welwyn Hatfield Economy Study - Final Report   28 

  
 

Use class 2013 2018 2023 2028 2032 
Change  

2013-2032 

% Change 

2013-2032 

B1a/b 25,300 27,300 29,000 30,500 31,600 +6,300 +25% 

B1c 4,100 4,400 4,400 4,400 4,300 +200 +5% 

B2 1,900 1,800 1,700 1,600 1,500 -400 -21% 

B8 6,500 6,900 7,100 7,200 7,400 +900 +14% 

Total B use class 37,800 40,400 42,200 43,700 44,800 +7,000 +19% 

Source: Oxford Economics, Atkins  

4.17. These employment projections translate into additional need for 76,000 square metres of B1a/b 
floorspace between 2013 and 2032, 12,000 square metres of B1c, and 58,000 square metres of 
B8. B2 floorspace requirements are projected to decline by 13,000 square metres by 2032 (Table 
4-8). 

Table 4-8 B use class floorspace need (sq.m) – Scenario 2 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 303,000 327,000 348,000 366,000 379,000 +76,000 

B1c 192,000 206,000 207,000 206,000 204,000 +12,000 

B2 68,000 66,000 63,000 58,000 55,000 -13,000 

B8 457,000 480,000 495,000 506,000 515,000 +58,000 

Total B use class 1,020,000 1,079,000 1,113,000 1,136,000 1,153,000 +133,000 

     Source: Oxford Economics, Atkins  

4.18. Translating the above floorspace requirements into land need, Scenario 2 forecasts indicative 
need for 10 hectares of additional B1/ab land, 3 hectares of B1c land, and 12 hectares of B8 land 
between 2013 and 2032. B2 land requirements are projected to decline by 3 hectares (Table 4-
9). 

Table 4-9 B use class land need (ha) – Scenario 2 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 40 44 46 49 51 +10 

B1c 48 52 52 51 51 +3 

B2 17 17 16 15 14 -3 

B8 91 96 99 101 103 +12 

Total B use class 197 208 213 216 218 +22 

          Source: Oxford Economics, Atkins  

Scenario 3 – Trend-based scenario 
4.19. Scenario 3 is based on Welwyn Hatfield’s historical employment growth levels (using FTE 

employment data for 1997-2013 from Experian). Employment has fluctuated over time but 
displays a clear positive trend (Figure 4-1). Between 1997 and 2013 FTE employment across all 
sectors increased by 38%, from 44,300 to 61,100. 

Figure 4-1 Welwyn Hatfield historical employment trends (FTE employment 1997-2013) 
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           Source: Experian  

4.20. The sectors which grew most in terms of absolute FTE employment numbers were retail, 
professional services, wholesale, and education. The greatest decline was recorded in chemicals 
manufacture, and food, drink and tobacco manufacture (Table 4-10). 

Table 4-10 Historical employment (FTEs) – sectors showing the greatest numerical changes in 
employment 1997-201315 

Sector 1997 2013 
Change  

1997-2013 

% change  

1997-2013 

Retail 4,600 9,800 +5,200 +113% 

Professional services 2,500 5,500 +3,000 +120% 

Wholesale 4,500 7,100 +2,600 +58% 

Education 2,800 4,700 +1,900 +68% 

Residential care & 

social work 
1,300 2,900 +1,600 +123% 

Chemicals 

(manufacturing) 
1,500 100 -1,400 -93% 

Food, drink & tobacco 

(manufacturing) 
1,300 300 -1,000 -77% 

Total (all sectors) 44,300 61,100 +16,800 +38% 

Workforce jobs (not 

FTE) 
58,360 81,890 +23,530 +40% 

            Source: Experian 

                                                      
15 See Appendix for full list of employment sectors 
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4.21. The projection of these historical trends to 2032 suggests further growth in B1a/b and B8 sectors 
and further decline in B2 sectors (Table 4-11). FTE employment in B use class sectors is 
projected to increase by 9,700, with 7,200 additional FTE employees in B1a/b sectors. 

Table 4-11 Trend-based employment forecasts (FTEs) 

Use class 2013 2018 2023 2028 2032 Change 

2013-2032 

% Change 
2013-2032 

B1a/b 22,200 24,900 26,400 28,100 29,400 +7,200 +32% 

B1c 1,800 1,700 1,600 1,700 1,800 0 0% 

B2 1,600 900 700 600 600 -1,000 -63% 

B8 6,000 7,200 8,000 8,800 9,500 +3,500 +58% 

Total B use class 31,600 34,700 36,700 39,200 41,300 +9,700 +31% 

 Source: Experian, Atkins  

4.22. Under Scenario 3, B1a/b floorspace demand is projected to increase by 86,000 square metres 
over the period 2013-2032, and B8 demand by 242,000 square metres. B2 floorspace 
requirements are projected to decrease by 34,000 square metres, while B1c need is expected to 
remain largely unchanged (Table 4-12). 

Table 4-12 B use class floorspace need (sq.m) – Scenario 3 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 267,000 299,000 317,000 337,000 353,000 86,000 

B1c 83,000 78,000 77,000 80,000 83,000 0 

B2 56,000 34,000 26,000 23,000 22,000 -34,000 

B8 421,000 504,000 559,000 616,000 663,000 242,000 

Total B use class 827,000 915,000 979,000 1,056,000 1,121,000 294,000 

    Source: Experian, Atkins  

4.23. The above floorspace projections translate into indicative demand for 11 hectares of additional 
B1a/b land by 2032, as well as 48 hectares of additional B8 land. B2 land requirements are 
projected to decline by 8 hectares. 

Table 4-13 B use class land need (ha) – Scenario 3 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 36 40 42 45 47 11 

B1c 21 20 19 20 21 0 

B2 14 9 6 6 6 -8 

B8 84 101 112 123 133 48 

Total B use class 154 169 180 194 206 52 

           Source: Experian, Atkins  

4.24. While the projection of past trends can provide useful context for the assessment of future need, 
the results of the trend-based scenario should be treated with caution. The projection of 48 
additional hectares of B8 need is considerably higher than the Experian or EEFM forecasts. 
Furthermore, the projected significant decline in industrial land requirements is contrary to market 
signals which suggest good demand for industrial land.   
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Scenario 4 – Hybrid scenario (average of Experian and 
EEFM employment projections) 

4.25. The Experian and EEFM scenarios project broadly similar levels of total B use class need (25 ha 
and 22 ha respectively). However, the breakdown of need by use class is quite different, with the 
EEFM forecasts suggesting higher levels of B1a/b growth, and lower levels of B8 growth.  

4.26. It is difficult to predict which of these two scenarios provides a more accurate projection of future 
need. Academic research has demonstrated that combining forecasts improves accuracy relative 
to individual forecasts. This is particularly the case when it is difficult to choose a best scenario. 
For that reason, and taking into consideration the limitations of trying to forecast long-term need 
by use class at a local level, we have also considered a hybrid scenario that combines the 
Experian and EEFM scenarios. 

4.27. According to the hybrid scenario, FTE employment across all sectors is forecast to increase by 
approximately 22% between 2013 and 2032. Total jobs (not FTE) is forecast to increase at a 
similar rate (+21%). FTE employment in B-use class sectors is projected to increase by 17% over 
the same period (Table 4-14). The largest contributor to this increase is projected to be B1a/b 
FTE employment (+5,200 FTE), followed by B8 (+1,100 FTE), and B1c (+200 FTE). B2 
employment is forecast to decline by 300 FTE.  

Table 4-14 Hybrid employment forecasts (FTE) 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

% Change 

2013-2032 

B1a/b 23,800 25,700 26,900 28,100 29,000 +5,200 +22% 

B1c 2,900 3,100 3,100 3,100 3,100 +200 +7% 

B2 1,700 1,700 1,600 1,500 1,400 -300 -18% 

B8 6,300 6,700 6,900 7,200 7,400 +1,100 +17% 

Total B use class 

FTE 
34,700 37,200 38,500 39,900 40,900 +6,200 +18% 

All sectors FTE 67,300 72,400 75,700 79,100 81,900 +14,600 +22% 

Workforce jobs / 

total employment: 

jobs (not FTE)  

80,500 86,200 90,300 94,200 97,400 +16,900 +21% 

Source: Experian, Oxford Economics, Atkins  

4.28. The above employment forecasts translate into additional need for 63,000 square metres of 
B1a/b floorspace by 2032, 7,000 square metres of B1c floorspace, and 78,000 square metres of 
B8 floorspace. B2 floorspace requirements are projected to decrease by 10,000 square metres. 

Table 4-15 B use class floorspace need (sq.m) – Scenario 4 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 285,000 308,000 323,000 337,000 348,000 +63,000 

B1c 137,000 146,000 146,000 145,000 144,000 +7,000 

B2 62,000 61,000 58,000 55,000 52,000 -10,000 

B8 439,000 468,000 485,000 502,000 517,000 +78,000 

Total B use class 923,000 983,000 1,012,000 1,039,000 1,061,000 +138,000 

 Source: Experian, Atkins  
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4.29. In terms of indicative land requirements, the hybrid scenario forecasts need for 8 hectares of 
additional B1a/b land by 2032, 2 hectares of B1c land, and 16 hectares of B8 land. B2 land 
requirements are projected to decrease by 2 hectares (Table 4-16).  

 

Table 4-16 B use class land need (ha) – Scenario 4 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 38 41 43 45 46 +8 

B1c 34 36 37 36 36 +2 

B2 15 15 15 14 13 -2 

B8 88 94 97 100 103 +16 

Total B use class 176 186 191 195 199 +23 

 Source: Experian, Atkins  

FEMA Analysis (EEFM) 
4.30. To create the FEMA-level data, the EEFM data on employment by sector was summed across the 

constituent districts of the FEMA (Welwyn Hatfield, East Hertfordshire, North Hertfordshire, 
Stevenage, St. Albans and Luton). Analysis of future employment needs was then conducted 
following the same methodology as used for Scenario 2. The same assumptions were used 
regarding demand for use classes by sector and converting total employment into FTE 
employment.  

4.31. The EEFM forecasts for the FEMA show an increase in total FTE employment of 57,900 over the 
period 2013 to 2032 (Table 4-17). Total employment, not adjusted to FTE, is forecast to increase 
by 63,200. The sectors with the largest forecast growth in terms of absolute additional FTE 
employment are service sectors, particularly Business services, Professional services, Health, and 
Retail. Manufacturing and Public administration are projected to show the greatest decline.  
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Table 4-17 EEFM employment forecasts for the FEMA (FTEs) – sectors showing the greatest 
numerical changes in employment 2013-203216 

Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Business services 36,500 50,800 +14,300 +39% 

Professional services 34,100 46,300 +12,200 +36% 

Health and care 41,000 46,900 +5,900 +14% 

Retail 41,100 46,900 +5,800 +14% 

Construction 27,900 33,200 +5,300 +19% 

Hotels and restaurants 19,700 23,900 +4,200 +21% 

Public administration 11,900 9,900 -2,000 -17% 

General manufacturing 9,000 6,300 -2,700 -30% 

Total FTE (all sectors) 392,400 450,300 +57,900 +15% 

Total employment  

(not FTE) 
426,000 489,200 +63,200 +15% 

           Source: Oxford Economics, Atkins  

4.32. Table 4-18 presents estimated FTE employment by B use class over the period 2012 to 2032. The 
use class type with the greatest increase is B1a/b, which reflects the growth in employment in 
business and professional services. Employment in B1c uses is expected to remain flat, whilst 
employment in B2 use classes is expected to fall significantly. There will be modest growth in B8 
employment. This pattern is broadly similar to the forecasts for Welwyn Hatfield discussed above. 

Table 4-18 EEFM FEMA employment forecasts (FTEs) 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 
% change 
2013-2032 

B1a/b 147,400 163,800 172,500 178,800 183,100 +35,700 +24% 

B1c 20,900 22,000 21,800 21,200 20,900 0 0% 

B2 17,500 16,900 15,800 14,500 13,400 -4,100 -23% 

B8 33,300 35,200 35,500 35,500 35,400 +2,100 +6% 

Total B use class 219,100 237,900 245,600 250,000 252,800 +33,700 +15% 

 Source: Oxford Economics, Atkins  

4.33. B1a/b floorspace requirements across the FEMA are projected to increase by 429,000 square 
metres between 2013 and 2032, and B8 requirements by 144,000 square metres. B1c and B2 
floorspace requirements are projected to decline by 4,000 and 146,000 square metres 
respectively (Table 4-19).   

                                                      
16 See Appendix for full list of employment sectors 
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Table 4-19 B use class floorspace need (sq.m) - EEFM FEMA forecasts 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 1,768,000 1,966,000 2,070,000 2,145,000 2,197,000 +429,000 

B1c 984,000 1,032,000 1,023,000 998,000 980,000 -4,000 

B2 630,000 607,000 567,000 521,000 484,000 -146,000 

B8 2,331,000 2,463,000 2,482,000 2,482,000 2,475,000 +144,000 

Total B use class 5,713,000 6,068,000 6,142,000 6,146,000 6,136,000 +423,000 

     Source: Oxford Economics, Atkins  

4.34. The above floorspace projections translate into indicative need for 57 hectares of additional 
B1a/b land between 2013 and 2032, and additional need of 29 hectares of B8 land. B1c and B8 
land requirements are projected to decrease by 1 and 37 hectares respectively.   

Table 4-20 B use class land need (ha) - EEFM FEMA forecasts 

Use class 2013 2018 2023 2028 2032 
Change 

2013-2032 

B1a/b 236 262 276 286 293 +57 

B1c 246 258 256 250 245 -1 

B2 158 152 142 130 121 -37 

B8 466 493 496 496 495 +29 

Total B use class 1,106 1,164 1,170 1,162 1,154 +49 

           Source: Oxford Economics, Atkins  

Conclusions 
4.35. The Experian and EEFM scenarios suggest similar levels of additional employment land need for 

the period 2013-2032. They provide different projections of how this need will be distributed 
among the various B use classes however. This makes it difficult to choose which of the two 
scenarios is likely to be more accurate over the period to 2032. At the same time, the trend-
based scenario is discounted because of its unrealistic B8 and B2 projections. 

4.36. The consideration of a combined Experian/EEFM scenario provides a more balanced distribution 
of B-use class need, while being broadly aligned to both the Experian and EEFM projections. The 
hybrid Experian/EEFM scenario suggests additional need for 8 hectares of B1a/b land, 2 
hectares of B1c land, and 16 hectares of B8 land. These projections appear both realistic and 
aligned to market signals which suggest strong demand for B8 land, especially for larger sites.  

4.37. For the above reasons, we recommend adopting the hybrid Experian / EEFM scenario as the 
main scenario for Welwyn Hatfield, and using it to inform the supply / demand balance 
assessment. 

4.38. An analysis of forecast demand across the FEMA indicates that the increase in B1a/b use class 
employment in Welwyn Hatfield, and therefore floorspace and land demand, is predicted to occur 
across the area. However, the projections of increased demand for the B1c and B8 use classes 
are proportionately more modest, and the forecast decline in B2 use employment is more severe. 
Therefore, though there are differences in magnitude, the same trends in terms of the direction of 
forecast demand are similar to Welwyn Hatfield across the FEMA.  
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5. Site reconnaissance 

Introduction 
5.1. This section sets out the key opportunities identified in the site reconnaissance exercise, including 

new land for development, new sites for potential allocation and site boundary amendments. It 
also identifies key strategic office locations that should be safeguarded. 

Site reconnaissance 
5.2. An assessment of some of the larger employment sites in the Borough was undertaken with a 

view to considering whether there were opportunities for additional employment land in existing 
employment sites and allocations (refer to Appendix C).  

5.3. A strategic overview of key B1a/b sites across the Borough was undertaken in order to understand 
quality, key issues and future potential of sites to be protected as Strategic Office Locations. This 
exercise involved rapid visitations to nine sites which have B1a/b floorspace as a major 
component of the site.17 Table A1 sets out the sites and the total floorspace from the VOA and 
EGi data (from the Welwyn Hatfield Economy Study Final Report, July 2014). 

5.4. In addition four new sites identified for B class development were identified by Welwyn Hatfield. 
The sites were considered for their suitability of accommodation potential B class development, in 
terms of profile of the site, size, access and surroundings. 

Vacant land  
5.5. There are some key vacant sites which can be developed for employment use. It is important to 

identify these opportunities as these areas are a potential supply of employment land. 
Approximately 12.3 ha of vacant land in the allocated employment sites (with no valid planning 
permission) were identified using a combination of satellite photography, site assessments and 
verification of the Council’s annual monitoring records (Table 5-1).   

5.6. Appendix C identifies that there are four vacant parcels in Site 14 Hatfield Business Park, North 
West of Mosquito Way. A valid planning permission covers all four land parcels. This permission 
will expire on 29/12/2015. A successor application (6/2015/2043/OUTLIN E) to extend the outline 
consent has been received by the Council and is awaiting processing. This vacant floorspace will 
be taken account in the Supply (Table 6.1) as part of the commercial monitoring data (2014-2015). 
This takes into account valid planning permissions (obtained from annual monitoring data) that are 
yet to be implemented, which is sourced from the most recent 2014-2015 annual monitoring data 
from Welwyn Hatfield. 

 

 

 

 

 

 

                                                      
17 Achieving over 10,000 sq.m of B1a/b floorspace. As part of this exercise, we have included Site 14 – Hatfield Business 
Park – North West of Mosquito Way (which achieves 5,000 sq.m of B1a/b floorspace) as it forms part of the Hatfield 
Business Park Area. 
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Table 5-1 Vacant land with no valid planning permission 

Site Postcode Vacant Land Vacancy 

1 - Shire 
Park 

AL7 1EL There is 0.97ha of 
vacant land in the 
south of the site. 

The site is identified 
in the in the 
Council’s Annual 
Monitoring Report 
(2013-2014). The 
Council have 
confirmed that the 
available land area 
here is 0.97ha. 

The Council have 
confirmed that there 
are no extant or 
expired planning 
permissions. 

 

 

5 – Rest of 
Bessemer 
Road 

AL7 1AB There is 2.97ha 
(14,865 sq.m) of 
vacant land in the 
south-west corner of 
the site at the 
intersection of 
Bridge Road East 
(B195) and 
Broadwater Road. 
The parcel of land is 
surrounded by 
hoarding (mainly 
concrete) and is 
advertised as 
offering industrial 
distribution and 
roadside design and 
build opportunities 
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10 – 
Broadwate
r Road, 
East, 
Peartree 
Court 

AL7 1HL There is a vacant 
parcel of land 
(2.40ha) at the 
intersection of 
Broadwater road 
and Otto road. The 
parcel of land is 
private land 
surrounded by 
fencing and is 
scrubland. 

 

 

10 – 
Broadwate
r Road, 
East, 
Peartree 
Court 

AL7 1HL The Broadwater 
Road West SPD 
sets out principle of 
development for this 
site. 1.5ha is 
identified for B class 
employment 
development. 

There is a hybrid 
application for major 
redevelopment 
(N6/2015/0294/PP) 
which awaiting 
determination. 

The site is identified 
in the in the 
Council’s Annual 
Monitoring Report 
(2013-2014). The 
Council have 
confirmed that there 
are no extant or 
expired planning 
permissions. 
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13 – 
Burrowfield 
Employme
nt area 
(Mater Dei 
site) 

AL7  There is a vacant 
parcel of land 
(4.46ha) in the south 
of the Burrowfield 
Employment Area. 

The site is identified 
in the in the 
Council’s l Annual 
Monitoring Report 
(2013-2014). The 
Council have 
confirmed that there 
are no extant or 
expired planning 
permissions. 

 

 

Potential site allocations  
5.7. Approximately 11.5 ha of land have been identified as potential sites for employment 

development, as set out in Table 5-2. 

Table 5-2 Potential Sites 

Site Postc
ode 

Site 
description 

Opportunities 
identified 

Vacancy 

A - 
Welham 
Green 
(WeG4b) 

AL9 
7HX 

The site is 
adjacent to 
low rise 
residential 
development. 
The northern 
part of the 
site is open 
fields/farmlan
d. Site 
access is via 
a narrow lane 
– not suitable 
for HGVs.  

This site has been 
actively promoted to the 
Council by the 
landowner for mixed 
use development, 
including 25,000 sq.m 
of B1a/b. The site has 
the advantage of being 
close to a railway 
station and with 
relatively easy access 
to the strategic road 
network. The site would 
require improved road 
access. This could be 
difficult to deliver due to 
narrow access route 
and proximity to the 
adjacent train line. 

 

Upto 3.1 ha for employment development, 
but access would need improving 
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Site Postc
ode 

Site 
description 

Opportunities 
identified 

Vacancy 

B - 
Roehyde 

 

AL4 
0RZ 

Adjacent to 
the north of 
the site is an 
industrial / 
storage area. 

The site is 
comprised of 
abandoned 
sheds and a 
large portion 
is covered by 
overgrown 
vegetation. 

Access is 
currently via 
an 
unsurfaced, 
gravel road.  

The site is 
located 
directly 
adjacent to a 
strategic 
road, and is 
bordered to 
the north-
east by a 
small number 
of dwellings 
and some 
temporary 
uses 
including 
storage and 
uses in 
connection 
with 
Highways 
England. As 
the uses are 
temporary 
the 
expectation is 
that when 
they cease 
the land will 
revert to its 
previous 
condition. 

Medium - Long term 
opportunity.  

Only 1.4 ha of the site 
is located within 
Welwyn Hatfield 
Borough boundary. 

The site is also largely 
overgrown and would 
require some access 
improvements to the 
quality of road access 
to be brought forward. 
However, would be 
serious difficulties in 
achieving a safe and 
satisfactory form of 
access to the site. 

 

Only 1.4 ha is located within the Welwyn 
Hatfield Borough boundary and access 
improvements are required. 
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Site Postc
ode 

Site 
description 

Opportunities 
identified 

Vacancy 

C - 
Southern 
and 
Central 
Hatfield 
(HAT 11) 

AL10 
8HS 

Surveyors 
could not 
access site. 

The site 
(6ha) is 
directly 
adjacent to a 
cemetery. 

The site has 
car access 
and good 
access to 
buses (bus 
stop located 
outside). 

Medium – Long term 
opportunity.  

The site would require 
access improvements 
to allow van/HGV 
access. Given its 
proximity to the church 
site access, this could 
be difficult to deliver. 

 

Upto 4.1 ha for employment development, 
but would require access improvements 

D - East 
Welwyn 
(WGC5) 

AL7 
4HJ, 
AL9 
5RB 

No site 
access. 
Wooded area 
and managed 
farmland. 

Long term opportunity. 
The site (18.8 ha) 
would require access 
improvements to allow 
van/HGV access. 

 

Upto 1 ha for employment development, but 
would require access improvements. 

 

Proposed employment land boundary amendments 
5.8. Proposed amendments to employment land boundaries are set out in Table 5-3. 
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Table 5-3 Proposed amendments to employment land sites 

Employment 
site 

Justification for boundary 
amendment 

Parcel of land to be removed from the 
employment site boundary 

10 – Broadwater 
Road, East, 
Peartree Court 

The south of the site contains 
residential development 
(covering 2.4ha) that should 
be removed from the 
boundary. 

 

Permitted Development Rights 
5.9. Permitted development rights (PDR) are a national grant of planning permission by Parliament, 

not the local authority, allowing certain changes of use without the need for a planning application. 
In May 2013 the Government brought into effect changes to The Town and Country Planning 
(General Permitted Development) (Amendment) (England) Order (2013) for a period of three 
years.  

5.10. The changes in The Town and Country Planning (General Permitted Development) (Amendment) 
(England) Order 2013 (GDPO) include allowing B1(a) office use to change to C3 residential use 
subject to prior approval covering flooding, highways, transport issues and contamination. 

5.11. The Government announced a number of changes to the planning system through a ministerial 
statement by Eric Pickles on 25 March 2015. The changes will be taken forward through additions 
and updates to the National Planning Policy Framework (NPPF), the Town and Country Planning 
(General Permitted Development) (Amendment) (England) Order (GPDO), the Development 
Management Procedure Order (DMPO), and through other mechanisms such as the Deregulation 
Bill 2015.  Changes in GPDO include the PDR from B8 (storage and distribution) to C3 
(residential) with prior approval for a trial period of three years. Additionally, there are new PD 
provisions to allow for ‘click and collect’ facilities in business and retail units. 

5.12. In respect to the PDR from B8 to C3 class P, of the GPDO states that an exemption may occur 
(vi) where the authority considers that building to which the development relates is located in an 
area that is important for providing storage, distribution or industrial services, or a mix of those 
services, and whether the introduction of, or an increase in, residential use in the area would have 
an adverse impact on the sustainability of the provision of those services.  

5.13. The Government’s rationale for the changes to the GPDO is to bring underused and outdated 
employment premises back to life and create much-needed new homes. However, many local 
authorities have expressed concerns about the impacts of PDR as they restrict local authority 
control over development and potentially risk the integrity of the plan-led system and local 
decision-making.  
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Approved Prior Approvals 
5.14. The latest monitoring data (2014-2015) show that since the introduction of permitted development 

rights for the change of use from office (B1a) to residential use, approved prior approvals would 
result in a theoretical loss of 31,840 sq.m of office floor space. 

Strategically Important Office Locations 
5.15. Given the impact of PDRs on the supply of employment land in Welwyn Hatfield, it is important to 

identify the key sites that could be better protected and potentially promoted as ‘Strategically 
Important Office Locations’.  

5.16. Future potential Strategically Important Office Locations include Shire Park, Rest of Bessemer and 
Hatfield Business Park, as identified below. 

Welwyn Garden City Office Cluster 

5.17. Shire Park and Rest of Bessemer Road are two key locations, home to good quality office 
development in Welwyn Garden City’s main employment area, in the east of the town centre. This 
provides employees with easy access to town centre amenities. 

5.18. The sites are directly adjacent to each other, providing businesses with agglomeration benefits. 
These effects are particularly important to businesses in the knowledge economy. 

5.19. Both sites have dedicated car parking and are easily accessed by road. They are located 1-3km 
from the Strategic Road Network: the A1(M) providing links to London, Peterborough and the 
North of England. The sites have easy access Welwyn Garden City railway station and the 
following airports: Luton (14 miles away), Stansted (28 miles away), and Heathrow (35 miles 
away). 

Shire Park  

5.20. Shire Park offers a considerable proportion of good quality office (and flexible) accommodation 
and, in addition to the road access discussed above, benefits from good public transport links. It is 
less than 400m from a bus stop and within 800m of Welwyn Garden City train station. The site is a 
dedicated, signposted business park. The majority of the site is occupied by Tesco offices. There 
are also 2-3 storey office buildings occupied by Roche and Paypoint.  

Figure 5-1  Site 1 - Shire Park  
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Rest of Bessemer Road  

5.21. The Rest of Bessemer Road site in the Welwyn Garden City Office Cluster offers even better 
public transport links than Shire Park. It is less than 100m from a bus stop and within 400m of 
Welwyn Garden City train station. 

5.22. The northern part of the site contains 2- and 3-storey, new quality office buildings occupied by 
Luvata and Grace storage. The east of Bessemer Road is occupied by Royal Mail, Ocado and 
Orion. East of Bessemer Road is occupied by Royal Mail, Ocado and Orion. The middle part of 
the site is occupied by Tesco Bessemer Road ‘concept centre’ (retail); storage, car parts, flooring 
(Pakex, Howdens, Bennetts, Barcc); and Hertfordshire Library Services. 

5.23. Bespoke industrial/warehouse design and build opportunities are advertised as available. 

Figure 5-2  Site 3 - Rest of Bessemer Road 

 

 

Hatfield Office Cluster 

5.24. Two sites which form part of Hatfield Business Park – a mixed use development of 3.5 million sqft 
(325,160 sq.m) set in 400 acres (162 ha) - are further key locations providing good quality office 
development in Hatfield. The sites are located in close proximity, enabling businesses to enjoy 
benefits of clustering/co-location. 

5.25. Both sites provide good quality, 4-storey office buildings, with dedicated car parking and excellent 
24-hour road access for vehicles and by cycle lanes. The sites are both located within 1km of the 
Strategic Road Network, in particular the A1(M) link to the M25 as well as the M1, M11 and M40. 
It therefore has connectivity to London, Milton Keynes, Peterborough and the North of England. 
The Cluster is within 100m of a bus stop. 

5.26. The Cluster provides excellent access to amenities within the wider Hatfield Business Park 
including sports/leisure (David Lloyd Centre, University training grounds, cinema), retail (Tesco 
superstore, The Galleria, District Centre, Costa Coffee, Marks and Spencer, Waterstones), hotels 
(Beales Hotel, Travel Lodge, Ramada Jarvis, Premier Inn, Hanger Hotel). Ellenbrook Fields is an 
important piece of green infrastructure. The Business Park also includes over 2,000 homes, a 
University campus, a primary school and a police station.  
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Hatfield Business Park – South East of Mosquito Way 

5.27. Located in the south-eastern corner of the Hatfield Business Park, this site houses F&F (part of 
Tesco) and Pitney Bowes. 

Figure 5-3  Site 8 - Business Park – South East of Mosquito Way 

 

Hatfield Business Park – Bishop Square 

5.28. Further south in the Hatfield Business Park, the site’s office buildings house the Environment 
Agency, Ocado and Regus.  

Figure 5-4 Site 9 - Hatfield Business Park – Bishop Square 
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Article 4 Direction 

5.29. Given the importance of the above employment areas, an Article 4 Direction could be considered 
for these sites to protect them from potential residential conversions obtained through the Prior 
Approval process. 
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6. Future employment land 
requirements 

Introduction 
6.1. Chapters 4 and 5 have highlighted the main issues facing Welwyn Hatfield in terms of current 

supply and future demand for employment land and premises. This section assesses the 
suitability of the Borough’s existing identified employment sites to meet future business 
accommodation requirements to 2032. 

6.2. The process undertaken can be summarised as follows: 

 The amount of additional floorspace that needs to be provided in order to meet future 
requirements has been identified. This yields an estimate of net land requirements to be 
provided during the period to 2032 (Chapter 4); 

 The employment development sites have been evaluated in terms of their suitability for future 
employment use18; and 

 Approximation of the amount of floorspace potentially available (see below). 

Potential sources of employment land supply 
6.3. In order to assess ways in which future demand can be met, we have examined a range of 

potential sources of employment land supply, which include: 

 Vacant Land within Allocated Employment Sites (without planning consent); 

 Vacant Land within Potential New Employment Site Allocations (without planning consent); 

 Commercial development pipeline (valid planning permissions); and 

 Prior approvals (this is not a source of supply but is considered as it represents a possible 
future reduction in supply). 
 

6.4. Further detailed site assessments and consultation with land owners and tenants is required 
before the land can be considered as forming a component of future supply to accommodate 
employment needs during the period to 2032. 

Vacant Land within Allocated Employment Sites (without planning 
consent) 

6.5. The site reconnaissance exercise identified vacant/underutilised19 land on existing employment 
sites and sites that are identified for future employment use. It is important to identify these 
opportunities as these areas offer potential supply of employment land.  

6.6. The majority of these sites do not have planning consent and therefore would be captured in the 
commercial development pipeline (which identifies the total floorspace that has valid planning 
consent for B class development). Land that is allocated for B class employment use but does not 
have valid planning consent is identified in Table 6-1 below. 

Vacant Land within Potential New Employment Site Allocations 
(without planning consent) 

6.7. The Site Reconnaissance exercise identified four new potential site allocations that could 
accommodate new employment uses 

                                                      
18 Based on the site reconnaissance, review of evidence base documents and the latest monitoring data and prior 
approvals data provided by each local planning authority. 
19 Vacant land constitutes a parcel of greenfield or previously developed land that currently has no development on it and 
could be developed for a B class employment use. Underutilised land is land that either has a derelict buildings on it, or 
could if redeveloped provide more efficient use of the land (i.e. with more floorspace). 
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Commercial Development Pipeline (valid planning permissions) 
6.8. The commercial development pipeline takes into account valid planning permissions (obtained 

from annual monitoring data) that are yet to be implemented, which is sourced from the most 
recent 2014-2015 annual monitoring data from Welwyn Hatfield. The pipeline (included below) 
also sets out the latest information on prior approvals, where permission has been approved for 
the conversion of offices into residential uses. 

6.9. Table 6-1 below contains a summary of the additional floorspace that could potentially be made 
available within existing employment sites and sites identified for future employment development. 
It should be noted that Table 6-1 provides an indicative and not prescriptive estimate of the types 
and quantum of B-class uses that could be accommodated on each of the vacant / underutilised 
sites.  

6.10. Since the introduction of PDR, there have been 31 applications in Welwyn Hatfield, 24 of which 
have been approved. This equates to approximately 31,840 sq.m of B class floorspace that could 
be converted into residential floorspace. 
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Table 6-1  B use class employment floorspace (sq.m) – potential supply 2032 

Supply Ref Site 
Description 

Vacant 
Parcel 

Ref 

Land 
Area 
(ha) 

B1a/b 
(sq.m)20 

B1c 
(sq.m)21 

B2 
(sq.m)22 

B8 
(sq.m)23 

Total 
(sq.m) 

Vacant Land within Allocated Employment Sites (without planning consent) 

Vacant 
Sites24 

 

3 Shire Park a 1.0 4,400 500 300 1,500 6,600 

5 Rest of 
Bressemer Road 

a 3.0 13,400 1,400 1,000 4,500 20,200 

10 Broadwater 
Road, East 

Peartree Court 

a 2.4 10,800 - - 3,600 14,400 

10 Broadwater 
Road, East, 

Peartree Court 

b 1.5 6,800 700 500 2,300 10,200 

13 Burrowfield 
Employment 

Area 

c 4.5 20,100 2,100 1,400 6,700 30,300 

Sub Total 12.3 55,400 2,600 1,700 18,500 81,700 

Vacant Land within Potential New Employment Site Allocations (without planning consent) 

Potential new 
allocations  

A Welham Green 
(WeG4b)25 

 3.1 25,000 - - - 25,000 

B Roehyde  1.4 6,300 600 600 2,100 9,500 

C South and 
Central Hatfield 

(Hat 11) 

 4.1 27,000 2,400 2,400 9,000 40,800 

D East Welwyn 
(WGC5) 

 1.0 4,500 400 400 1,500 6,800 

Sub Total 11.5 62,800 3,400 3,400 12,600 82,100 

Prior Approvals (2012-2015) 

Prior 
Approvals 

(2012-2015) 

   -4.0 -31,800 - - - -31,800 

Commercial Monitoring Data (2014-2015) 

Commercial 
Monitoring 

Data (2014-
2015) 

   8.0 19,500 700 2,300 28,400 50,900 

Total 27.8 105,800 6,700 7,400 59,500 182,900 

Source: Atkins Figures have been rounded 

                                                      
20 Plot ratio assumption is 75% 
21 Plot ratio assumption is 40% 
22 Plot ratio assumption is 40% 
23 Plot ratio assumption is 50% 
24 The four vacant parcels in Site 14 Hatfield Business Park, North West of Mosquito Way (identified in Appendix C) are 

taken account in the commercial monitoring data (2014-2014). 
25 The Council has confirmed that approximately 25,000 sq.m of B1a/B1b could be achieved on this site. 
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Demand / supply balance 
6.11. For the market to function efficiently and to allow effectively for churn, choice and flexibility, it will 

always be necessary for pipeline supply to be in excess of projected levels of future demand. In 
simply planning for an amount of supply which matches future estimates of demand in quantitative 
terms, the operation of the market will be distorted which would result in a significant element of 
demand not being met. It is important to ensure that there is a suitable supply of flexible 
accommodation to support local economic growth. 

6.12. Floorspace requirements have been converted into land requirements by applying the same plot 
ratios used in Chapter 5. Table 6-2 sets out the relationship between the estimated supply and 
demand for employment floorspace in the FEMA by B use class. It compares the total supply 
identified in Table 6-1 to the floorspace requirements presented in Tables 4-16 and 4-17. 

Table 6-2  Welwyn Hatfield supply/demand floorspace balance under the Preferred Hybrid 
Scenario (up to 2032) (sq.m) 

 B1a/b B1c 

 

B2 

 

B8 

 

Total  

Floorspace 
(sq.m) 

42,900 1,800 18,800 -18,500 45,000 

Land (ha) 5.7 0.5 4.6 -3.8 7.1 

           Note: Negative values indicate shortfall, positive values indicate surplus.  

          All numbers are rounded. Source: Atkins  

 

6.13. This exercise suggests that Welwyn should have sufficient employment floorspace to meet its 
additional needs over the period to 2032, apart from in the provision of warehousing (B8). 
However, this theoretical capacity to meet future demand assumes no loss of existing employment 
floorspace. Future employment land losses as a result of PDR could reduce the Borough’s 
capacity to meet future need.   

6.14. The supply demand balance assumes that all identified sites will come forward for development. 
However, the planned and committed supply will not always be translated into the physical 
provision of floorspace. This is particularly the case for vacant land within potential new 
employment site allocations (without planning consent) as they have not yet all been assessed for 
their suitability for employment and would need to be taken out of the Green Belt in order to come 
forward. If these sites do not come forward for development, Welwyn Hatfield is predicted to have 
a shortfall of employment land by 2032, as shown in Table 6-3. 

Table 6-3  Welwyn Hatfield supply/demand floorspace balance under the Preferred Hybrid 
Scenario (up to 2032) discounted potential new employment site allocations (without planning 

permission) (sq.m) 

 B1a/b B1c 

 

B2 

 

B8 

 

Total  

Floorspace 
(sq.m) 

-19,900 -1,500 15,500 -31,100 -37,000 

Land (ha) -2.7 -0.3 3.8 -6.3 -5.4 

           Note: Negative values indicate shortfall, positive values indicate surplus.  

          All numbers are rounded. Source: Atkins  

6.15. In this context, it will be important to protect existing, viable employment sites and not rely on 
potential supply that may not reach the market place. Safeguarding a diverse supply of 
employment land is important for maintaining a diverse local economy that provides a wide range 
of employment opportunities for local people. 
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7. Conclusions 

7.1. This section sets out our conclusions and recommendations for taking forward employment land 
policies in Welwyn Hatfield. 

Projected demand 
7.2. Having considered the scenarios tested as part of this study, we recommend that the Hybrid 

scenario is used to inform the Borough’s future employment land policies.  

7.3. The Hybrid scenario suggests employment growth of approximately 6,200 additional B-class jobs 
over the period 2013-2032.  Employment growth is anticipated to come primarily from B1a/b and 
B8 sectors. 

7.4. For the purposes of land use planning, it is important to convert the projected levels of 
employment growth into additional floorspace and land requirements. The additional requirement 
for B1a/b floorspace over the period 2013-2032 is projected to be around 138,000 sq.m. This 
translates into an indicative additional requirement for 8 hectares of B1a/b land. B1c and B8 land 
requirements are also projected to increase by 2ha and 16 ha respectively. 

Supply / demand balance 
7.5. The updated supply / demand balance assessment presented in Chapter 6 considered the range 

of potential sources of employment land that could help meet Welwyn Hatfield’s future B use class 
requirements. These include: 

 Vacant Land within Allocated Employment Sites (without planning consent); 

 Vacant Land within Potential New Employment Site Allocations (without planning consent); 

 Commercial development pipeline (valid planning permissions); and 

 Prior approvals (this is not a source of supply but is considered as it represents a future 
reduction in supply). 

 
7.6. By combining the above, the Borough should theoretically have some 183,000 sq.m of B use 

class floorspace available, which would be sufficient to meet its needs over the period to 2032 (as 
projected under Scenario 4).  

7.7. However, our telephone interviews with property agents suggest there is low demand and 
oversupply in the office market and severe shortage of supply – particularly of larger premises - in 
the industrial and warehousing market. 

7.8. In addition there is a need to factor in the potential loss of employment sites as a result of 
permitted development rights and the government’s initiatives to build new homes on brownfield 
land.  Furthermore, the availability of vacant sites or plans for significant levels of B use class 
development do not necessarily mean that developments will actually come forward over the 
assessment period.  

7.9. Planned and committed supply will not always be translated into the physical provision of 
floorspace and therefore it will be important to protect existing, viable employment sites, rather 
than rely on potential supply that may not reach the market place. This is particularly the case for 
vacant land within potential new employment site allocations (without planning consent) as they 
have not yet all been assessed for their suitability for employment and would need to be taken out 
of the Green Belt in order to come forward. If these sites do not come forward for development, 
Welwyn Hatfield’s theoretical B use floorspace supply of 183,000 sq.m would reduce to 
approximately 100,000 sq.m. 

7.10. It should be noted that the quantitative supply / demand balance assessment reflects a level of 
uncertainty inherent in long-term employment forecasting, and the availability and development 
viability of the identified available supply. Furthermore, it does not consider the potential suitability 
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of available sites to meet specific future business demands, e.g. in terms of location, quality, type, 
size, and layout.  

Losses of employment space 

7.11. It is anticipated that over the plan period there will be some further loss of employment land in the 
Borough, which in some cases could lead to the displacement of existing business occupiers. 
Where this occurs each of the local authorities would be justified in seeking replacement 
employment land to account for these losses (this would be over and above the amount of 
employment land identified as a result of employment growth in section 5). The amount of 
replacement land to account for losses will depend on the degree to which losses are causing 
displacement of business in the Borough and this should be determined by the local authority 
based on its monitoring evidence. An amount of additional land for losses should be planned for 
either when the plan is prepared (where evidence exists), or through a review of the plan if 
monitoring identifies that displacement of businesses through loss of employment has become an 
issue. 

Non delivery of allocations or permitted sites 

7.12. Given the long term nature of plan making in Welwyn Hatfield, there may be some uncertainty as 
to whether all the allocated land and sites with planning permission will come forward. If this is the 
case then Welwyn Hatfield would have a shortfall of employment floorspace. As such, Welwyn 
Hatfield may choose to build in a buffer in its land allocation to account for non-delivery. The level 
of buffer required is for the local authority to decide based on evidence about the likelihood of 
allocations coming forward during the plan period. 

Recommendations 
7.13. It is recommended that the Hybrid scenario (Scenario 4) is used as the basis for informing the 

Borough’s future employment land policies. It presents what we consider to be a more realistic set 
of employment projections than the other scenarios, including a balanced mix of growth across the 
various B use class sectors. It is also well aligned to the local property market context. 

7.14. The Hybrid scenario makes a clear case for the need to safeguard existing B use class floorspace 
and to explore opportunities for intensification, increased densities and the provision of additional 
capacity. The market analysis suggests strong demand and limited supply for industrial and 
warehousing sites, so it will be important to safeguard good quality, well-occupied and fit-for-
purpose B2 and B8 sites. In addition, new sites will need to be brought forward to meet projected 
B- use class demand, primarily from B1a/b and B8 sectors. 

7.15. The provision of a diverse and flexible portfolio of employment sites is important in order to 
maintain a balanced mix of economic activity across the area and to continue to provide 
employment opportunities for people with different levels of skills and qualifications. 

7.16. The theoretical supply/demand balance exercise has identified that the Borough has potentially 
sufficient availability of land to meet its employment land needs over the period to 2032 but a 
more refined assessment of potential land availability is required in order to identify sites that 
could realistically come forward for development over the assessment period.   

7.17. Not all sites identified as potentially available are likely to be developed for employment use over 
the period to 2032. Furthermore, some of the existing employment land is likely to be lost as a 
result of Permitted Development Rights or other changes of use. Therefore, the Council should 
actively seek to protect its existing fit-for-purpose employment sites. The identification and 
safeguarding of strategically important office locations such as Shire Park, Rest of Bessemer, and 
Hatfield Business Park will enable the Council to make a stronger case for the strategic 
importance of their protection.  

7.18. The Council should also identify and actively promote the development of new employment sites 
that meet the qualitative needs of local businesses (including location, size, accessibility, and 
affordability). Some degree of flexibility will be required in the way sites can be used for a range of 
employment uses, in order to enable the Borough to respond to changing economic trends, and 
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be well placed to take advantage of unplanned or unexpected opportunities (e.g. emergence of 
specific economic sectors, inward investment opportunities).  

7.19. Furthermore, the Council should seek to engage and co-operate with its neighbouring local 
authorities of  Stevenage, St Albans, Luton, North Hertfordshire and East Hertfordshire to explore 
ways of co-ordinating and aligning (where possible) their employment land policies across the 
functional economic area. The analysis of B-use class land requirements across the FEMA 
suggests very similar trends to those projected for Welwyn Hatfield: strong growth in B1a/b and 
B8 need, and decline in B2 land requirements.  

7.20. Co-operation between the neighbouring local authorities is important for ensuring the area is well 
prepared to meet future business needs, and remains an attractive business location in the face of 
strong competition from other areas in the South and East of England. The FEMA analysis has 
demonstrated the various economic links Welwyn Hatfield has with its neighbouring local 
authorities. It is important that Welwyn Hatfield Council works closely with the other FEMA 
Councils to ensure their employment land policies complement each other, and explore ways of 
addressing cross-boundary issues such as land availability in the short, medium, and long term (in 
terms of the right type, quality, quantity, and location of employment sites). 
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Appendix A. Property Market Agents 

The following local property market agents were contacted as part of the property market analysis: 

 Davies and Co 

 Colliers International 

 Braiser Freeth 

 Stutt & Parker 

 Lambert Smith Hampton 

 Stimpsons 
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Appendix B. Forecasts by Sectors 

Table B-1 Experian Scenario – Scenario 1 

FTE employment, 
categories 

2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Agriculture, Forestry & 
Fishing 

40 50 10 25% 

Extraction & Mining 0 0 0 - 

Food, Drink & Tobacco 
(manufacture of) 

280 240 -40 -14% 

Textiles & Clothing 
(manufacture of) 

90 50 -40 -44% 

Wood & Paper 
(manufacture of) 

80 60 -20 -25% 

Printing and Recorded 
Media (manufacture of) 

380 320 -60 -16% 

Fuel Refining 0 0 0 - 

Chemicals (manufacture of) 110 90 -20 -18% 

Pharmaceuticals 
(manufacture of) 

10 20 10 100% 

Non-Metallic Products 
(manufacture of) 

450 400 -50 -11% 

Metal Products 
(manufacture of) 

460 400 -60 -13% 

Computer & Electronic 
Products (manufacture of) 

240 230 -10 -4% 

Machinery & Equipment 
(manufacture of) 

400 380 -20 -5% 

Transport Equipment 
(manufacture of) 

240 230 -10 -4% 

Other Manufacturing 330 270 -60 -18% 

Utilities 440 450 10 2% 

Construction of Buildings 1,620 3,050 1,430 88% 

Civil Engineering 190 250 60 32% 

Specialised Construction 
Activities 

1,310 1,950 640 49% 

Wholesale 7,050 8,690 1,640 23% 

Retail 9,830 10,970 1,140 12% 

Land Transport, Storage & 
Post 

2,970 3,740 770 26% 

Air & Water Transport 0 0 0 - 

Accommodation & Food 
Services 

2,190 3,050 860 39% 

Recreation 720 800 80 11% 

Media Activities 260 300 40 15% 

Telecoms 2,510 2,360 -150 -6% 

Computing & Information 
Services 

1,250 1,210 -40 -3% 

Finance 580 660 80 14% 
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FTE employment, 
categories 

2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Insurance & Pensions 20 30 10 50% 

Real Estate 860 1,170 310 36% 

Professional Services 5,540 6,660 1,120 20% 

Administrative & Supportive 
Services 

6,130 7,810 1,680 27% 

Other Private Services 1,600 3,020 1,420 89% 

Public Administration & 
Defence 

3,000 2,540 -460 -15% 

Education 4,730 5,330 600 13% 

Health 2,240 2,580 340 15% 

Residential Care & Social 
Work 

2,920 4,440 1,520 52% 

Total  61,070 73,800 12,730 21% 

 

Table B-2 EEFM Scenario – Scenario 2 

Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Agriculture 200 180 -20 -10% 

Mining and Quarrying 0 0 0 - 

Food Manufacturing 290 240 -50 -17% 

General Manufacturing 1,170 850 -320 -27% 

Chemicals 560 470 -90 -16% 

Pharma 10 10 0 - 

Metals 500 370 -130 -26% 

Transport 620 620 0 0% 

Electronics 280 220 -60 -21% 

Utilities 540 410 -130 -24% 

Waste and remediation 190 180 -10 -5% 

Construction 3,520 4,590 1,070 30% 

Wholesale 7,640 8,840 1,200 16% 

Retail 13,740 17,840 4,100 30% 

Land Transport 2,780 2,950 170 6% 

Water and air transport 0 0 0 - 

Hotels and restaurants 2,440 3,570 1,130 46% 

Publishing and 
broadcasting 

400 490 90 23% 

Telecoms 1,910 2,310 400 21% 

Computer related activity 1,460 1,870 410 28% 

Finance 600 660 60 10% 

Real Estate 980 1,240 260 27% 

Professional services 4,500 6,290 1,790 40% 

R+D 1,950 2,120 170 9% 

Business services 7,180 9,800 2,620 36% 
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Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Employment activities 2,100 2,770 670 32% 

Public Administration incl 
land forces 

3,460 3,120 -340 -10% 

Education 6,080 7,550 1,470 24% 

Health and care 5,960 7,070 1,110 19% 

Arts and entertainment 1,040 1,470 430 41% 

Other services 1,400 1,800 400 29% 

TOTAL 73,500 89,900 16,400 22% 

 

Table B-3 Trend – based Scenario – Scenario 3 

Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Agriculture, Forestry & 
Fishing 

40 0 -40 -100% 

Extraction & Mining 0 0 0 - 

Food, Drink & Tobacco 
(manufacture of) 

280 0 -280 -100% 

Textiles & Clothing 
(manufacture of) 

90 150 60 67% 

Wood & Paper 
(manufacture of) 

80 40 -40 -50% 

Printing and Recorded 
Media (manufacture of) 

380 420 40 11% 

Fuel Refining 0 0 0 - 

Chemicals (manufacture of) 110 0 -110 -100% 

Pharmaceuticals 
(manufacture of) 

10 0 -10 -100% 

Non-Metallic Products 
(manufacture of) 

450 50 -400 -89% 

Metal Products 
(manufacture of) 

460 0 -460 -100% 

Computer & Electronic 
Products (manufacture of) 

240 0 -240 -100% 

Machinery & Equipment 
(manufacture of) 

400 320 -80 -20% 

Transport Equipment 
(manufacture of) 

240 410 170 71% 

Other Manufacturing 330 0 -330 -100% 

Utilities 440 710 270 61% 

Construction of Buildings 1,620 3,380 1,760 109% 

Civil Engineering 190 0 -190 -100% 

Specialised Construction 
Activities 

1,310 2,180 870 66% 

Wholesale 7,050 12,020 4,970 70% 

Retail 9,830 18,320 8,490 86% 

Land Transport, Storage & 
Post 

2,970 4,730 1,760 59% 
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Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Air & Water Transport 0 0 0 - 

Accommodation & Food 
Services 

2,190 3,300 1,110 51% 

Recreation 720 500 -220 -31% 

Media Activities 260 240 -20 -8% 

Telecoms 2,510 4,480 1,970 78% 

Computing & Information 
Services 

1,250 320 -930 -74% 

Finance 580 740 160 28% 

Insurance & Pensions 20 50 30 150% 

Real Estate 860 1,330 470 55% 

Professional Services 5,540 9,330 3,790 68% 

Administrative & Supportive 
Services 

6,130 6,570 440 7% 

Other Private Services 1,600 2,420 820 51% 

Public Administration & 
Defence 

3,000 3,440 440 15% 

Education 4,730 7,970 3,240 68% 

Health 2,240 1,420 -820 -37% 

Residential Care & Social 
Work 

2,920 4,510 1,590 54% 

TOTAL 61,070 89,350 28,280 46% 

 

Table B-4 EEFM - FEMA 

Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Agriculture 1,600 1,500 -100 -6% 

Mining and Quarrying 100 100 0 0% 

Food Manufacturing 1,900 1,600 -300 -16% 

General Manufacturing 9,000 6,300 -2,700 -30% 

Chemicals 3,200 2,400 -800 -25% 

Pharma 2,200 1,700 -500 -23% 

Metals 5,700 4,800 -900 -16% 

Transport 7,600 6,000 -1,600 -21% 

Electronics 3,400 2,500 -900 -26% 

Utilities 1,400 1,100 -300 -21% 

Waste and remediation 1,400 1,300 -100 -7% 

Construction 27,900 33,200 5,300 19% 

Wholesale 28,300 29,900 1,600 6% 

Retail 41,100 46,900 5,800 14% 

Land Transport 13,200 15,400 2,200 17% 

Water and air transport 2,600 2,900 300 12% 

Hotels and restaurants 19,700 23,900 4,200 21% 
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Sector 2013 2032 
Change 

2013-2032 

% change  

2013-2032 

Publishing and 
broadcasting 

2,800 3,400 600 21% 

Telecoms 3,900 4,700 800 21% 

Computer related activity 11,400 14,200 2,800 25% 

Finance 6,700 7,200 500 7% 

Real Estate 6,300 8,500 2,200 35% 

Professional services 34,100 46,300 12,200 36% 

R+D 5,400 6,000 600 11% 

Business services 36,500 50,800 14,300 39% 

Employment activities 14,200 17,200 3,000 21% 

Public Administration incl 
land forces 

11,900 9,900 -2,000 -17% 

Education 31,100 31,800 700 2% 

Health and care 41,000 46,900 5,900 14% 

Arts and entertainment 8,000 11,100 3,100 39% 

Other services 8,800 10,800 2,000 23% 

Total 392,400 450,300 57,900 15% 
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Appendix C.  Site Reconnaissance 

 
An assessment of some of the larger employment sites in the Borough was undertaken with a view to considering whether there were opportunities for 
additional employment land in existing employment sites and allocations. A strategic overview of key B1a/b sites across the Borough was undertaken in 
order to understand quality, key issues and future potential of sites to be protected as Strategic Office Locations. This exercise would involve rapid visitations 
to nine sites which have B1a/b floorspace as a major component26 of the site. Table C-1 sets out the sites and the total floorspace from the VOA and EGi 
data (from the Welwyn Hatfield Economy Study Final Report, July 2014). 

In addition four new sites identified for the B class development was identified by Welwyn Hatfield. The sites were considered for their suitability of 
accommodation potential B class development, in terms of profile of the site, size, access and surroundings. 

Table C-1 Site Reconnaissance 

                                                      
26 Achieving over 10,000 sq.m of B1a/b floorspace. As part of this exercise, we have included Site 14 – Hatfield Business Park – North West of Mosquito Way (which achieves 5,000 sq.m 
of B1a/b floorspace) as it forms part of the Hatfield Business Park Area. 
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Ref Total 
B1a/b 

floorspa
ce (sq.m) 

Postcode Site description Opportunities identified Opportunities identified 

3 – Shire 
Park 

68,000 AL7 1EL The site is a dedicated, signposted 
business park.  

The majority of the site is occupied 
by Tesco offices. There are also 2-
3 storey office buildings occupied 
by Roche and Paypoint.  

There is some vacancy, with 
spaces of 427 sq.m to 3,316 sq.m 
(in Falcon Gate) advertised by 
Davies. 

The site is located within the town 
centre. It has dedicated car 
parking, is easily accessible by 
road and 1-3km from the strategic 
road network, less than 400m from 
a bus stop, and within 800m of 
Welwyn Garden City train station 
(main line station with good 
frequency of services). 

There is 0.97ha of vacant land in 
the south of the site. 

The site is identified in the in the 
Council’s Annual Monitoring 
Report (2013-2014). The Council 
have confirmed that the available 
land area here is 0.97ha. 

The Council have confirmed that 
there are no extant or expired 
planning permissions. 

 

 

3) Shire Park (0.97ha) 

4 - Mundells 10,800 AL7 1FS The north of the site houses mixed 
uses: a church, offices of Zpas 
Group. The south of the site is 
occupied by Hertfordshire 
Supplies distribution warehouse.  

The site is located at the edge of 
the centre of Welwyn Garden City, 
is easily accessed by road and is 
1-3km from the strategic road 
network, and less than 100m from 
a bus stop. It is further than 800m 
from a train station. 

No room for improvement. N/A 
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5 – Rest of 
Bessemer 
Road 

55,600 AL7 1AB The northern part of the site 
contains 2- and 3-storey, new 
quality office buildings occupied by 
Luvata and Grace storage. 
418sq.m – 3,813sq.m spaces are 
advertised to let in the Alchemy 
office building. 

East of Bessemer Road is 
occupied by Royal Mail, Ocado 
and Orion. 

The middle part of the site is 
occupied by (from west to east) 
Tesco Bessemer Road ‘concept 
centre’ (retail); storage, car parts, 
flooring (Pakex, Howdens, 
Bennetts, Barcc); a library.   

The site is located within the town 
centre. It is within 400m of Welwyn 
Garden City train station (main line 
route with good frequency of 
service), less than 100m from a 
bus stop, is easily accessible by 
road and is 1-3km from the 
strategic road network, and has 
dedicated car parking. 

There is 2.97ha (14,865 sq.m) of 
vacant land in the south-west 
corner of the site at the 
intersection of Bridge Road East 
(B195) and Broadwater Road. The 
parcel of land is surrounded by 
hoarding (mainly concrete) and is 
advertised as offering industrial 
distribution and roadside design 
and build opportunities. 

 

  

 

 

5) Intersection of Bridge Road East and Broadwater Road 2.97ha) 

8 – 
Watchmead 
and environs 

15,300 AL7 1AH The site is occupied by good 
quality offices, research units and 
workshops including: Ambala 
Foods, Sidel, Jeol, Quantum Care, 
Genie, B Swift Aerospace, Elder 
Engineering, Sika, Clamcleats and 
Alcoa.  

There is some availability of 
offices and storage to let. 

The site is located at the edge of 
the centre of Welwyn Garden City, 

No room for improvement. N/A 
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less than 400m from a bus stop, is 
easily accessed by road and is 1-
3km from the strategic road 
network. It is further than 800m 
from a train station. 

10 – 
Broadwater 
Road, East, 
Peartree 
Court 

53,800 AL7 1HL The eastern side of the site, along 
Broadwater Road, contains an 
office building in use as a church, 
retail, the Self Storage Company, 
car repair and showrooms (sui 
generis use).  

The middle part of the site, along 
Hydeway, contains a mix of B and 
non-B uses: an MOT, a church, 
funeral directors, 3-storey office 
building occupied by Mears.  

North of Hydeway are good quality 
offices (Pure Offices) with 
dedicated car parking.  

There is vacancy in the Pure 
Offices and, further south, 7,400-
54,000 sqft vacant spaces 
advertised by Davies. 

The site is located within the town 
centre. It is within 400m of Welwyn 
Garden City train station (main line 
route with good frequency of 
service) and 100m of a bus stop, 
is accessible by road and is 1-3km 
from the strategic road network. 

There is a vacant parcel of land 
(2.40ha) at the intersection of 
Broadwater Road and Otto Road. 
The parcel of land is private land 
surrounded by fencing and is 
scrubland. 

The Broadwater Road West SPD 
sets out principle of development 
for this site. 1.5ha is identified for 
B class employment development. 

There is a hybrid application for 
major redevelopment 
(N6/2015/0294/PP) which awaiting 
determination. 

The site is identified in the in the 
Council’s Annual Monitoring 
Report (2013-2014). The Council 
have confirmed that there are no 
extant or expired planning 
permissions. 

 

5a) 2.4 ha at the intersection of Broadwater and Otto Road 
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5b) Broadwater Road Employment Area (South)  
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11 – Bridge 
Road East, 
Swallowfield 

20,000 AL7 1HG The site is generally well 
occupied, but has some vacancy. 

The north-west of the site is 
occupied by B&Q (retail). The 
remainder of the site is a mixture 
of workshop units, MOT, sui 
generis uses (Land Rover) and a 
gym. Units are of good quality. 

The site is at the edge of the town 
centre. It is less than 100m from a 
bus stop, less than 800m from a 
train station, accessible by road 
and 1-3km from the strategic road 
network.   

No room for improvement. N/A 

14 – Hatfield 
Business 
Park – North 
West of 
Mosquito 
Way 

5,000 AL10 9UH 

 
The site contains a mix of B1 and 
B8 (warehousing) uses, all units of 
good quality. In the north-west, 
there are distribution centres 
(including Royal Mail), a 
conference centre, and 
offices/workshops of Bouygues, 
Mercedes Benz, UTC Aerospace 
Systems, Yodel, City Link, and 
Lightning Package Supplies. 
There is a large Booker 
distribution centre. The north of 
the site hosts some offices 
including Computa centre in a 4-
storey building. The south-east 
part of the site houses 
storage/distribution uses (DHL, 
Ocado, Toolbank). At the south-
eastern edge of the site, there are 
two large open spaces.  

The site is located on the urban 
fringe. It has access via road, it is 
less than 1km from the strategic 
road network, and there are cycle 

There are four vacant land 
parcels, including West of Gypsy 
Moth Avenue (1.32 ha), East of 
Gypsy Moth Avenue (1.6ha), 
North of Hatfield Avenue (2.15ha) 
and West of Mosquito Way (3.69 
ha). 

A valid planning permission covers 
all four land parcels. This 
permission will expire on 
29/12/2015. A successor 
application 
(6/2015/2043/OUTLINE) to extend 
the outline consent has been 
received by the Council and is 
awaiting processing. 

In addition parcel 7b) East of 
Gypsy Moth Avenue has just been 
granted planning permission 
(subject to Section 106 
Agreement) for a private 
hospital. If this planning 
permission is 

 

7a) West of Gypsy Moth Avenue 0.54ha 
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lanes and a bus stop within 100m 
of the site. It is further than 800m 
from a train station. The site has 
dedicated car parking. 

implemented, then the supply of 
land for Class B uses will be 
reduced in the commercial 
development pipeline. 
  

 

 

 

7b) East of Gypsy Moth Avenue 2.15ha 

 

7c) North of Hatfield Avenue 1.60ha 
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7d) West of Mosquito Way 3.69 ha 

15 – Hatfield 
Business 
Park – South 
East of 
Mosquito 
Way 

55,200 AL10 9FL The site houses EE and F&F in 
good quality, 4-storey office 
buildings. 

There is excellent access to the 
site from cycle lanes and bus stop 
within 100m from the site. The site 
is less than 1km from the strategic 
road network. The site is further 
than 800m from a train station. 

No room for improvement. N/A 

16 – Hatfield 
Business 
Park – 
Bishop 
Square 

22,700 AL10 9EY The site is home to 4-storey, good 
quality office buildings, housing 
the Environment Agency, Ocado 
and Regus.  

The site, located at the edge of the 
centre of town, has dedicated car 
parking and excellent access from 

No room for improvement. N/A 
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cycle lanes and bus stop within 
100m of the site. The site is within 
1km of the strategic road network. 
The site is further than 800m from 
a train station. 

A - Welham 
Green 
(WeG4b) 

New AL9 7HX The site is adjacent to low rise 
residential development. The 
northern part of the site is open 
fields/farmland. Site access is via 
a narrow lane – not suitable for 
HGVs.  

This site has been actively 
promoted to the Council by the 
landowner for mixed use 
development, including 
25,000sq.m of B1a/b. The site has 
the advantage of being close to a 
railway station and with relatively 
easy access to the strategic road 
network. The site would require 
improved road access. This could 
be difficult to deliver due to narrow 
access route and proximity to the 
adjacent train line. 

 

A) Upto 3.1ha for employment development, but would require 
access improvements 
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B - Roehyde New AL4 0RZ Adjacent to the north of the site is 
an industrial / storage area. 

The site is comprised of 
abandoned sheds and a large 
portion is covered by overgrown 
vegetation. 

Access is currently via an 
unsurfaced, gravel road.  

The site is located directly 
adjacent to a strategic road, and is 
bordered to the north-east by 
complementary industrial uses 
(Osborne, Toppesfield, Bethmar 
storage). 

Medium - Long term opportunity.  

This site presents a good 
opportunity for redevelopment, 
however only 1.4 ha of the site is 
located within Welwyn Hatfield 
Borough boundary. 

The site is also largely overgrown 
and would require some access 
improvements to the quality of 
road access to be brought 
forward. There may issues for 
improving access as it located 
adjacent to a major road corridor. 

 

B) Only 1.4 ha of the site is within Welwyn Hatfield Borough boundary 
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CC - 
Southern 
and Central 
Hatfield 
(HAT 11) 

New AL10 8HS No site access. 

The site is directly adjacent to a 
cemetery. 

The site has car access and good 
access to buses (bus stop located 
outside). 

Medium – Long term opportunity.  

The site would require access 
improvements to allow van/HGV 
access. Given its proximity to the 
church site access, this could be 
difficult to deliver.  

 

C) Upto 4.1 ha for  employment development, but would require 
access improvements 
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D - East 
Welwyn 
(WGC5) 

New AL7 4HJ, 
AL9 5RB 

No site access. Wooded area and 
managed farmland. 

Long term opportunity. The site 
would require access 
improvements to allow van/HGV 
access. 

 

D) Upto 1.0 ha for employment development, but would require 
access improvements 
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