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Overall summary
This is the eleventh Annual Monitoring Report (AMR) produced by Welwyn Hatfield Borough
Council, reporting on the development progress in the borough between 1 April 2014 and 31 March
2015. The key headlines from each chapter of this year’s AMR are:

The borough and its people





The borough’s population is now estimated to be just over 116,000, among the largest
estimated increases in the UK at a growth rate over the year of 1.7%;
The release of the new Index of Multiple Deprivation has shown that the borough now has
no areas which are among the most 20% deprived in England – previously it had one;
Recorded incidences of crime in the borough have increased to 56 per 1,000 residents –
but this is thought to be the result of better recording, rather than more crime;
The borough’s residents continue to be healthy – life expectancy is well above average.

Planning for the future





The Council published its Local Plan Consultation Document during the year, setting out
a range of proposals for the borough’s development through to 2031 including potential
development sites and policy intentions for 19 new development management policies;
The Council has also now adopted the Welwyn Garden City Town Centre North
Supplementary Planning Document, setting out a planning framework for this key site;
The Council has continued to work with a wide range of stakeholders and neighbouring
authorities under the ‘duty to cooperate’, for example by hosting a number of workshops to
attempt to reach consensus on emerging evidence and policy.

Community Engagement


The major engagement exercise on the Local Plan Consultation Document yielded nearly
5,900 responses from around 1,600 respondents – this is a significant number, and will
inform the preparation of the final Draft Local Plan, expected to be published in 2016.

Monitoring of current planning policies



The Council’s success where its decisions are appealed has reduced slightly, to 59% whilst disappointing, this reflects general trends in appeal success seen elsewhere;
Although such a change of use is contrary to local planning policies, the recently introduced
permitted development rights allowing offices to change to a residential use without
planning permission have resulted in 11 proposals during the year – these will result in the
cumulative loss of nearly 20,000m2 of office floorspace. The permanent extension of this
permitted development right, recently announced by the government, is expected to
continue to have a serious impact on the borough’s provision of employment land.

Retail, Services and Facilities





There were relatively significant net gains of 850m2 of retail floorspace, 1,250m2 of leisure
floorspace and 2,550m2 of community facility floorspace during the year;
The shop vacancy rate in Welwyn Garden City Town Centre remains very low at 4% whilst vacancy in Hatfield Town Centre has risen slightly to 15%, this is the result of the
completion of new shops which have not yet been occupied;
The commencement of the Council’s £3.65m short term refurbishment project for Hatfield
Town Centre and formation of the Hatfield Renewal Partnership during the year will help
to boost the town centre’s fortunes in the future.
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Housing





During the year 354 (net) new dwellings have been completed, including student housing.
This is once again a significant increase on the year before, an encouraging sign;
The addition of new sites to the borough’s housing supply from planning permissions, prior
approvals and new sites promoted in response to the Local Plan Consultation Document
have further increased the borough’s housing land supply to 6.74 years;
A total of 94 new affordable dwellings have been brought to the market during the year,
partly as a result of the Council’s Affordable Housing Programme. At 26% of total housing
completions during the year, this is a much-improved rate of delivery from previous years;

The Economy








Following an exceptional year in 2013/14 where the borough gained employment
floorspace, the borough has returned to the more usual loss – seeing the net demolition or
conversion of 1,800m2 of floorspace;
During the year some 13 employment sites changed to another use, resulting in the loss
of 1.94 hectares of employment land. This is largely the result of the office-to-residential
conversions which no longer require planning permission;
The reported number of jobs in the borough has once again increased significantly to
83,000, equal to 1.1 jobs for every working-age resident. This is well above the national
average, though figures are not always reliable and should be treated with some caution;
The rate of Job Seekers Allowance claimants in the borough has once again fallen
significantly, to 1.3% of the working-age population – well below the national average.

The Environment and Sustainability





There has been no change to the number or condition of heritage assets (such as listed
buildings) and natural assets (such as wildlife sites) in the borough;
Planning applications granted during the year will result in a small 500m2 loss of Urban
Open Land – however, they also present opportunities to gain much more Urban Open
Land from the demolition of buildings. The Local Plan Consultation Document also
proposed to designate significant new areas of Urban Open Land in a number of locations;
The borough’s three Green Flag Award winning open spaces – Stanborough Park, the King
George V Playing Fields, and Hatfield Lawn Cemetery – have all retained the award.

Infrastructure





There have been two notable infrastructure completions during the year – a ‘pinch point’
scheme to improve traffic flow through Junction 6 of the A1(M), and the first phase of work
to Hatfield Station consisting of a new car park, footbridge and station building;
During the year the Council received £113,000 in ‘Section 106’ funds secured from new
development, committed to a range of projects from waste and recycling to play facilities;
Hertfordshire County Council received £1.38 million in Section 106 funds from new
development, funding schemes in their remit such as education and sustainable transport.

Supplementary Planning Document (SPD) Site Monitoring
 On the one of the borough’s three SPD sites where development has taken place –

Broadwater Road West in Welwyn Garden City – a large planning application for around
850 homes, plus a number of other uses, has been received. However, it has not yet been
determined.
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Introduction to the AMR
What is the AMR?
This is the eleventh Annual Monitoring Report produced by Welwyn Hatfield Borough Council, and
covers the period between 1 April 2014 and 31 March 2015 (the ‘monitoring year’).
The AMR serves a number of purposes:
 To act as a record of the amount of development which has taken place in the borough
during the year and of how the borough’s population and places are performing;
 To assess how that development meets the Council’s aspirations across a number of
indicators, and compares to the progress made in previous years;
 To set out projections and expectations for future development in the borough, and act as a
feedback mechanism for policies and approaches which may need to change;
 To set out the Council’s progress against its ‘Local Development Scheme’, a high-level
project plan for the production of new planning documents and policies.
Chapters and contents
The main contents of the AMR are set out across the following 10 chapters. Most contain a number
of specific indicators (see below) and are themed by topic:
 Chapter 1 is contextual, setting out key information about the borough and its people;
 Chapters 2 and 3 cover the Council’s ‘plan-making’ duties, and how it engages with the
public and cooperates with other public authorities and stakeholders;
 Chapter 4 examines the effectiveness of current District Plan policies;
 Chapters 5-9 cover the amount and quality of new development built in the borough;
 Chapter 10 deals with specific areas of the borough covered by Supplementary Planning
Documents, including the Broadwater Road West site in Welwyn Garden City.
Indicators
Under previous planning regulations, the AMR was required to report against a number of National
Core Output Indicators. In addition to this, the Council had a set of its own contextual indicators
and local indicators. The more recent national Planning Practice Guidance sets out various pieces
of information which local planning authorities should report annually, but is otherwise not
prescriptive on what an AMR should contain.
For the 2013/14 AMR, the opportunity was taken to review the indicators used, and align them
better with the new Local Plan. Indicators are now numbered by the chapter they feature in – for
example, Chapter 4 Monitoring of current planning policies includes indicators PP1 and PP2.
Most of the subject of the pre-2013/14 indicators is still monitored, but in some cases indicators
have been combined or split out into several. There are also a number of new indicators. The
2013/14 AMR included a table setting out how the new and old indicators compare.
Some policies in the 2005 District Plan and 2008 Broadwater Road West Supplementary Planning
Document include specific targets. The relevant indicators for each of these policies therefore
measure progress against those targets. However, the majority of ‘saved’ policies from the 2005
District Plan do not have a formal objective with a measurable target, and so it is not possible to
state whether or not an objective is being met. Against the relevant indicators for these, an
assessment has been made as to whether or not the broad aim of the policy is being met. Future
Local Plan policies are likely to have clearer targets to measure against.
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1. The Borough and its People
This chapter introduces the borough and its context, and contains four indicators covering the borough’s population
and socio-economic state.
Geography
1.1
Welwyn Hatfield is located centrally within Hertfordshire, and covers an area of
approximately 130 square kilometres (12,954 hectares). The borough is bordered by
Hertsmere to the south, St Albans to the west, North Hertfordshire to the north, and East
Herts and Broxbourne to the east. The borough also has a short border with the London
Borough of Enfield to the south. Around 79% of the borough is designated as part of the
Metropolitan Green Belt – a high proportion, reflecting the borough’s relatively large amount
of countryside in such close proximity to London.
1.2

Welwyn Garden City is the largest town in the borough and had a population of 46,600 at
the 2011 Census – around 42% of the borough’s total population. The other main town is
Hatfield, only slightly smaller with a population of 37,200 in 2011 – around 34% of the
borough’s population. Both towns have a wide range of retail and services serving both the
towns themselves and the wider local area, as well as large regionally-significant
employment areas with a particular prevalence of large businesses and national
headquarters. Hatfield is also home to the two main campuses of the University of
Hertfordshire, giving the town a notable student population and character.

1.3

The remaining 24% of the borough’s population lives in a number of smaller settlements
and in rural areas. The larger villages of Brookmans Park, Cuffley, Digswell, Oaklands &
Mardley Heath, Welham Green, Welwyn and Woolmer Green are excluded from the green
belt, as is Little Heath – a part of the town of Potters Bar, largely in Hertsmere, but which
extends beyond the border. Most of these villages contain a good provision of retail and
services; whilst Cuffley, Welham Green and Woolmer Green also have employment areas.
A further 13 smaller villages and hamlets remain within the green belt – as do areas of
more sporadic and ribbon development, particularly along the old Great North Road.

1.4

The nature of the borough’s location on radial routes out of London means that it is highly
accessible by rail and road. The East Coast Main Line has stations at Welwyn North (in
Digswell), Welwyn Garden City, Hatfield, Welham Green and Brookmans Park; with
services south into London and north towards Stevenage, Peterborough and Cambridge.
Cuffley, in the east of the borough, is served by trains south into London and north towards
Hertford. The A1(M) also passes north-south through the borough; linking London to
Peterborough, the East Midlands and beyond. The A1(M) further connects with the M25 just
south of the borough boundary, providing orbital connectivity around London as well.
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1.5

The borough’s physical geography is defined by a number of watercourses, predominantly
running across the borough from north-west to south-east. The River Lee and River
Mimram are the most notable, running towards the Thames in East London. The Lee runs
in a shallow valley separating Welwyn Garden City from Hatfield, whilst the Mimram runs in
a deeper valley through Welwyn and between Welwyn Garden City and Digswell. With the
exception of Welwyn, most settlements in the borough sit atop higher ground. The Cuffley
Brook and its tributaries form another relatively deep valley between Cuffley and Goffs Oak
within Broxbourne to the east, and meet the Lee in Enfield. The Mimmshall Brook and River
Colne drain the south west corner of the borough and run in a very different direction, south
west through Watford to Staines-upon-Thames in Surrey.

Figure 1: Map of Welwyn Hatfield
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Population
Indicator BP1
Borough population

1.6

As a full census of population is only undertaken every 10 years, the Office for National
Statistics produces annual estimates. The mid-2014 population estimate for Welwyn
Hatfield was 116,024, 1,963 more people (1.72%) than mid-2013. Whilst slightly less than
the estimated increase from mid-2012 to mid-2013 (2,015), the increase is once again well
in excess of the 2012-based population projections which forecast that the borough
population would now be 114,800. The estimated population increase during the year was
the 22nd largest in percentage terms of the UK’s 440 local authority areas, only slightly less
than many inner-London boroughs and at the very top end of London fringe areas.

1.7

The table below shows the components of population growth in surrounding areas, and
highlights how the borough’s estimated growth is being driven by international migration.

Surrounding
Authorities

Mid-2013
Estimate

Natural
Change

Internal
Migration

International
Migration

Stevenage
85,474
444
-150
Broxbourne
94,985
562
-15
Hertsmere
101,272
510
294
St Albans
143,094
883
618
Hertfordshire
1,140,703
5,960
3,491
LB Enfield
320,524
2,948
-1,892
North Herts
129,318
462
1,088
East Herts
141,076
661
706
LB Barnet
369,088
2,938
-1,884
Welwyn Hatfield
114,061
463
-50
Source – ONS 2014 Annual Mid-year Population Estimates

266
216
332
240
4,466
2,983
162
567
4,770
1,557

Other

Mid-2014
Estimate

%
change

3
0
19
-1
146
11
16
11
3
-7

85,997
95,748
102,427
144,834
1,154,766
324,574
131,046
143,021
374,915
116,024

+0.61%
+0.80%
+1.14%
+1.22%
+1.23%
+1.26%
+1.34%
+1.38%
+1.58%
+1.72%

1.8

Estimates of international migration show that for every four people moving into the
borough from another country during the year, only one (i.e. 25% of the number arriving)
moved out of the borough directly to another country. For the UK as a whole, one person
moved out for roughly every 1.8 people arriving (a much higher 55%). However, it is
considered that these figures should be viewed cautiously at a borough level. Whilst the
ONS has many data sources to estimate international immigration, the only data source for
emigration is the International Passenger Survey. The 2013 review of the IPS noted that
this is a methodological weakness.

1.9

ONS estimated that this same imbalance was taking place in the years up to 2011, when
the Census showed that there were in fact around 5,000 fewer people living in the borough
than thought. In light of actual development taking place over the past year, population may
be being overestimated once again (the population estimates equate to 6 new residents for
every new house despite the borough’s average household size being around 2.5).
Population estimates in subsequent years will be studied carefully to try and establish
whether this is indeed the case, given that there are still around seven years until the
outcomes of the 2021 Census will allow actual changes in population to be known.
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Health and social well-being
Indicator BP2
Number of deprived Lower Super Output Areas (LSOAs)

1.10

Deprivation is most comprehensively measured by the ONS Index of Multiple Deprivation
(IMD), which ranks each of England’s LSOAs – small areas with populations of around
1,500 people – from 1 (most deprived) to 32,844 (least deprived). The IMD combines seven
topics to give a broad coverage of ways by which people can be ‘deprived’ – along with
more obvious means of deprivation such as income and employment; it encompasses
health, education, skills and training, barriers to housing, and living environment and crime.

1.11

The 2015 IMD was published during the year, the first since 2010. The overall picture of
deprivation within the borough remains good – most notably, the borough now has no
LSOAs amongst the most deprived 20% in England. The most deprived LSOA in the
borough is now 007A (see Figure 2) covering the part of Peartree in Welwyn Garden City
west of Peartree Lane, ranked at 7,440 nationally. Another part of Peartree – 007E around
Knella Road – is now the second most deprived. Both are more deprived than they were
five years ago, with worsened rankings on income and employment deprivation.

1.12

The most-deprived LSOA in the borough in 2010 –
012A within Hatfield Central ward – is now the third
most deprived, and ranks at 8,669 in England
(having been at 6,318 before). Whilst therefore still a
relatively deprived LSOA, it is the borough’s second
most improved. The first and third most improved
LSOAs also surround the centre of Hatfield – all
have seen particular improvement on living
environment, which incorporates measures such as
the condition of housing and air quality. The leastdeprived LSOA in the borough – 001B (shown on
Figure 2) covering part of Oaklands & Mardley
Heath – ranks at 32,758 in England, placing it
among the country’s 0.3% least deprived LSOAs.

001B

007A

Figure 2: Map showing deprivation within the borough in
2015 - lighter colours indicate less deprived LSOAs,
while darker LSOAs are more deprived. Data source:
http://dclgapps.communities.gov.uk/imd/idmap.html

Indicator BP3
Number of recorded incidences of crime

1.13

Recorded incidences of crime in Welwyn Hatfield have increased significantly during the
year – by 26.1%, to 6,539, compared to a national rise of 2.2%. The borough’s population
increase (Indicator BP1) means that crimes per 1,000 people have increased slightly less
– by 23.9%, to 56.36. It is understood that much of the increase is because of improved
crime recording rather than an increase in crime itself – reasons include more of the reports
made to the police being treated as crimes, and increased victim confidence.

Year
Recorded offences in Welwyn Hatfield per 1,000 population
Source – Home Office, Police recorded crime open data tables
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2013/14

2014/15

45.47

56.36

Indicator BP4
Borough health profile and life expectancy

1.14

Life expectancy in Welwyn Hatfield is good. Figures for 2014/15 (25/26 below) show that
male life expectancy is 81.5 (two years above the national average), and nearly 85 for
women (eighteen months above average). Life expectancy also continues to rise – whilst
male life expectancy remains below that of females, it is rising faster.

Figure 3: 2015 Borough Health Profile. Source – APHO/Department of Health © Crown Copyright 2015. For
more information and notes on the indicators visit www.healthprofiles.info.

1.15

The profile above shows that the borough’s health is generally good – better than the
English average on 17 of the 32 indicators (though a small decrease from 20 of the 32 in
2013/14). The borough’s scoring on smoking prevalence, smoking-related death and hip
fracture in older people have improved during the year, although statutory homelessness
has worsened and at 2.8 households per 1,000 is the only measure on which the borough
scores significantly worse than the national average (2.1 per 1,000). However, it is much
closer to the Hertfordshire average (2.5 per 1,000) – local pressures on housing availability
and cost are a significant factor, which also restrict the ability of local authorities to
accommodate families in need. The Council has nevertheless recently been accredited as
part of the government-backed National Practioner Support Service, and it is hoped that
statutory homelessness will fall in the coming years as a result.
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2. Planning for the future
This chapter summarises the progress made on the preparation of the borough’s emerging Local Plan, as well as how
the Council is working with neighbouring authorities and statutory bodies on joint strategic issues.

Current planning policies for Welwyn Hatfield
2.1

Decisions on planning applications are taken in accordance with adopted planning policies,
unless material considerations dictate otherwise. The main development plan for the
borough remains the 2005 Welwyn Hatfield District Plan. Although work is ongoing to
replace this document with a new Local Plan (see 2.5, below), most of the District Plan’s
policies have been ‘saved’ and remain in force.

2.2

Separate plans govern development of waste and minerals across the whole of
Hertfordshire, produced by Hertfordshire County Council. Following the adoption of a Core
Strategy document for waste in November 2012, a Waste Site Allocations document was
produced to deal with specific sites for waste management, and adopted during the
monitoring year. The Hertfordshire Minerals Local Plan was adopted in March 2007 – the
County Council has now begun a process of reviewing this document.

2.3

The Council also produces a number of supplementary plans and guidance, which expand
on policies in the District Plan or cover specific areas of the borough. During the year the
Council adopted the Welwyn Garden City Town Centre North Draft Supplementary
Planning Document (SPD), setting out the vision for the future of Welwyn Garden City town
centre and specific development proposals for the key site at Town Centre North.

2.4

Other adopted supplementary plans and guidance include:
 Welwyn Garden City Guide to Shopfront and Advertisement Design
 Houses in Multiple Occupation (HMO) SPD
 Planning Obligations SPD
 Highview (Hatfield) Site SPD
 Broadwater Road West (Welwyn Garden City) Site SPD
 Boroughwide Supplementary Design Guidance
 Boroughwide Parking Standards
 Digswell Character Appraisal

Planning for the future of Welwyn Hatfield
2.5

The Council is currently preparing a replacement for the 2005 District Plan, to cover the
period to 2032. This was originally intended to have been in the form of a ‘Local
Development Framework’ – a group of documents centred on a Core Strategy of key
policies, with a Site Allocations document setting out policies for specific development sites
10

and a Development Management Policies document setting out policies for dealing with
planning applications. The Emerging Core Strategy was published for consultation in 2012;
but following national policy changes in 2014 the Council opted to incorporate all of these
policies into a single new Local Plan. The resultant document will therefore be similar in
style to the 2005 District Plan which it replaces.
2.6














Between January and March 2015, the Council consulted on the Local Plan Consultation
Document. This is not a ‘plan’ in itself, but forms the first step in amalgamating the Core
Strategy into the Local Plan process – it allowed the public to comment on the strategy and
policy that will form a plan in due course. The Consultation Document proposed:
Updates to five of the Core Strategy’s policies, as well as the creation of an additional policy
to provide further strategy for movement and transport within the borough;
That 51 ‘more favourable’ sites be allocated for housing (24 in the green belt, the remaining
27 being within the borough’s urban areas) – 4 would also include other uses;
8 ‘finely balanced’ sites, the finely balanced parts of 3 ‘more favourable’ sites, and 18 ‘less
favourable’ sites which the Council was not minded to take forward, given potential impacts;
That existing commercial land in Woolmer Green be formally designated as an employment
area, with the potential to also create a significant new employment area for biosciences at
Marshmoor in Welham Green;
The amendment of retail frontages in Welwyn Garden City and Hatfield town centres,
including the designation of ‘anchor stores’ to ensure their long-term protection;
The formal designation for the first time of the neighbourhood centres around Welwyn
Garden City and Hatfield and the village centres in most of the borough’s villages to ensure
the long-term protection of the businesses and facilities within them;
The amendment of a small number of areas of designated Urban Open Land around the
borough, with the designation of new areas in Welwyn Garden City, Hatfield and Welwyn;
Minor amendments to the boundary of the ‘Major Developed Site’ at the Royal Veterinary
College, as well as the deletion of The Frythe in Welwyn as a Major Developed Site;
Two potential sites for the development of a new cemetery for the borough;
Policy intentions for 19 new development management policies, to consolidate and replace
the 149 policies in the 2005 District Plan.

2.7

Around 5,500 responses were received – these covered a wide range of issues across the
Consultation Document, although the vast majority were objections to housing sites. A full
summary of the responses can be viewed online. Chapter 3 of this AMR also includes
monitoring of the way in which the Council engaged with the public as part of the
consultation, and considers how well it has engaged ‘hard-to-reach’ groups.

2.8

Following the consultation, all of the responses received need to be considered in detail. It
has also become necessary to update parts of the Council’s Evidence Base – updates to
the Strategic Housing Market Assessment, Economy Study, Retail and Town Centre Needs
Assessment, and Strategic Flood Risk Assessment have been commissioned. The Council
is also producing a new HELAA (Housing and Employment Land Availability Assessment)
to consider existing SHLAA sites and newly-promoted sites; and is updating evidence on
landscape capacity, sports facilities and infrastructure.

2.9

Once the findings of these new pieces of work have been considered, it is anticipated that a
Draft Local Plan will be published in Summer 2016. This will lead to a public examination
and the anticipated subsequent adoption of the Plan in 2017.
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The Duty to Cooperate
2.10

The ‘duty to cooperate’ was introduced via the 2011 Localism Act – whilst planning
authorities and other public bodies have clearly always aimed to cooperate, it is now the
main means by which they are required to do so. Paragraph 156 of the National Planning
Policy Framework identifies the following as strategic issues requiring cooperation:





The need for and provision of homes and jobs in an area;
The provision of retail, leisure and other commercial development;
The provision of infrastructure for transport, telecommunications, waste management,
water supply and waste water treatment, flood risk management, the provision of minerals,
and energy supply;
The provision of infrastructure for health, security, community wellbeing and culture;
Climate change mitigation and adaption;
The conservation and enhancement of the natural and historic environment.




2.11

A full list of ‘duty to cooperate bodies’ is set out in Part 2 of the Local Plan Regulations
2012, and Welwyn Hatfield’s main duty to cooperate bodies are listed below. However, the
nature of the duty means that it would never be possible to produce an exhaustive list.
Hertfordshire Planning Authorities
- Broxbourne Borough Council
- Dacorum Borough Council
- East Herts District Council
- Hertfordshire County Council (As
minerals and waste planning authority)
- Hertsmere Borough Council
- North Hertfordshire District Council
- St Albans City and District Council
- Stevenage Borough Council

Other Planning Authorities
- London Borough of Barnet
- London Borough of Enfield
- The Greater London Authority
- Luton Borough Council
Local Public Authorities
- East and North Hertfordshire Clinical
Commissioning Group
- Hertfordshire County Council (As
education and highways authority)

Other Public Authorities
- The Civil Aviation Authority
- The Environment Agency
- Highways England
- Historic England
- The Homes and Communities
Agency
- Natural England
- The Office of Rail and Road
- Transport for London

2.12

The Council is also required to ‘have regard to’ the Local Enterprise Partnership (LEP) and
Local Nature Partnership (LNP) for Hertfordshire when drawing up policies and plans. Both
now have an important role in strategic planning – in particular, the LEP is responsible for
bidding for and prioritising infrastructure investment, and a close working relationship it is
therefore crucial.

2.13

The Council also consults a number of other organisations on planning matters – examples
include the borough’s parish councils, and bodies such as Thames Water and Sport
England. Whilst not a part of the duty to cooperate, ongoing engagement with these bodies
is an important component of delivering high quality development in the borough.

2.14

The Council has historically undertaken a range of pieces of joint evidence work with
neighbouring authorities on joint issues (see 2.8). Given the focus on the Local Plan
consultation, no new pieces of joint evidence have been completed since the last AMR –
although the Council has continued to work closely with its neighbours. For example, there
has been extensive liaison with East Herts Council on development options around the
boundary with Welwyn Hatfield. The Council has also held roundtable workshops with
neighbouring authorities during the year to seek views and attempt to reach consensus on
emerging evidence – notably on the Strategic Housing Market Assessment and Functional
Economic Market Area reviews. The responses of duty to cooperate bodies to the Local
Plan consultation will also help to shape ongoing liaison.
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3. Community Engagement
This chapter sets out how the Council is engaging with the public on planning issues, and reports on how the public
has been involved in the preparation of new policies and plans during the year.
3.1

Every person who lives or works in Welwyn Hatfield has the potential to be affected by the
planning decisions the Council makes. It is therefore important that anyone who wants to is
– as far as possible – genuinely able to comment and involve themselves with the Council’s
plan-making, and that the borough’s population is as well-represented in this as possible.

3.2

The Welwyn Hatfield Statement of Community Involvement (SCI) is the means by which the
Council aims to facilitate this – that the borough’s diversity is recognised, and the potential
needs of all aspects of the community are considered. The current SCI was adopted in
December 2013; and identifies young people, ethnic minorities, the borough’s rural
communities and those living in less well-off parts of the borough as under-represented, or
‘hard-to-reach’. It sets out ways in which the Council will aim to consult in a broader way,
for example by holding consultation events in places that people routinely visit (such as the
borough’s town centres) and at a variety of times of day, and by making proposals as easy
to access and understand as possible.

3.3

The year was a significant one for community engagement, with the publication of the Local
Plan Consultation Document at the beginning of 2015 (see Chapter 2). This also
incorporated consultation on two supporting documents – a Sustainability Appraisal of the
proposals in the consultation document, and a Draft Infrastructure Delivery Plan.

The Local Plan Consultation Document, and consultation on its Sustainability
Appraisal and Draft Infrastructure Delivery Plan (23 January – 20 March 2015)
3.4

As the precursor for the overall plan for the borough through to 2032, the Local Plan
Consultation Document and its associated documents were the subject of significant
consultation effort. During the 8-week public consultation:




9 consultation events were held in locations around the borough, 2 of which were held in
town centre locations and 1 of which was held on a Saturday. Altogether, council officers
discussed proposals with around 2,000 members of the public;
Several thousand summaries of the consultation document were distributed, as well as
several thousand CDs containing copies of the full consultation document and background
evidence and several hundred physical copies of the document itself;
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Articles were published in Life Magazine, distributed to every household in the borough,
and several thousand more people on the Council’s Local Plan email database received a
copy of the Local Plan Newsletter to further publicise the consultation;
A series of articles and adverts appeared in the local press, initiated through proactive
media engagement by the Council and continued throughout the consultation period;
The consultation was further publicised through the Council’s social media channels.

3.5

The borough’s town and parish councils and a number of community groups also played a
significant role in further publicising the consultation – both in the wider public interest and
in pursuit of their own interests. This was a significant dimension of the consultation.

3.5

In response to this publicity some 5,880 responses were received to the consultation, from
1,603 different individuals and groups. By comparison, 1,372 individuals and groups
responded to the consultation on the Council’s Emerging Core Strategy in 2012/13. The
breakdown of responses between the documents is set out below. All but 1 of the
respondents to the Sustainability Appraisal and all but 5 of the respondents to the Draft
Infrastructure Delivery Plan also responded to the Local Plan Consultation Document – for
simplicity, the analysis on the following pages therefore only uses data from Local Plan
Consultation Document respondents, as this is suitably representative.
Document

Total responses

% of total

Local Plan Consultation Document
Sustainability Appraisal
Draft Infrastructure Delivery Plan

5,481
102
297

93.2%
1.7%
5.1%

3.6

Actual
respondents
1,597
34
79

% of total
93.4%
2.0%
4.6%

In addition, two petitions against aspects of the Local Plan Consultation Document were
received. The first, with 501 signatories, was submitted by the Ellenbrook Residents
Association in objection to two development sites in the Ellenbrook area of Hatfield. The
second, with 238 signatories, was submitted by the Campaign Against Sprawl, in objection
to the urban extensions proposed in the Consultation Document. A number of signatories to
the petitions are known to have also responded to the Local Plan Consultation Document.
The total number of people engaging with the consultation is therefore likely to be
approximately 2,000.

Profile of respondents to the consultation
3.7

The paper and online response forms included a monitoring section, enabling data on
individual respondents to be gathered to help the Council to understand who responded to
the consultation. This data is not held for organisations and companies – given that their
interest in the consultation is not personal, there is no need to profile them. Other than
mandatory address details, individuals were not required to provide personal data – in
addition, a significant number of individuals responded by email and letter or by using
standard response forms prepared by community and pressure groups, which did not offer
an opportunity to collect monitoring data. As such, consultee data is only held for 459
respondents (29% of the total). Whilst this is not as many respondents as might be
desirable, it is sufficient to allow detailed analysis to be undertaken.

3.8

Figure 4 opposite shows the age of respondents relative to the overall proportions of
borough residents in those age groups at the 2011 Census. It can be seen that younger
age groups are significantly under-represented, whilst older age groups are significantly
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over-represented. Given the Local Plan’s subject matter it is perfectly reasonable for only a
very small number of under-15s to have responded – and given the borough’s large student
population (who are perhaps unlikely to have a long-term interest in the borough), a lack of
responses from the 15-24 age group is also not unexpected. But given the ongoing
challenges of housing availability which the Local Plan will aim to address, and the everincreasing average age of a first-time house-buyer, the under-representation of
respondents aged 25-34 is a concern and this clearly remains a ‘hard-to-reach’ group.
30%
25%

Age

20%

% of respondents

15%

% of population

10%
5%
0%
Under 15

15-25

25-34

35-44

45-54

55-64

65-79

80+

Figure 4: Local Plan Consultation respondents by age group, relative to overall borough population ages

3.9

3.10

Figure 5, right shows the gender
of respondents relative to the
overall proportions of borough
residents by gender at the 2011
Census. It can be seen that men
are somewhat over-represented
at 56% of respondents, whereas
women are somewhat underrepresented at 44%. This might
be an exception – the 2012
Emerging Core Strategy was
more representative of the
borough’s actual gender split.
However, gender balance should
continue
to
be
carefully
monitored in case this gender
disparity widens.

60%
50%

Gender

40%
% of respondents

30%

% of population
20%
10%
0%
Male

Female

Figure 5: Local Plan Consultation respondents by gender,
relative to overall borough population ages

The ethnicity of respondents is an important criteria to monitor – in previous consultations
respondents have disproportionately been White British, which has not reflected the
borough’s diversity. Figure 6 overleaf demonstrates that ethnic minorities continue to be
hard-to-reach. Despite the 2011 Census showing that 1-in-4 of the borough’s residents are
not White British, only 1-in-10 consultation responses came from other ethnic groups –
indeed none of the respondents who completed the monitoring section of the response
form described themselves as Black/Black British. The overall ethnic breakdown of
respondents is generally very similar to the breakdown of respondents to the 2012/13
Emerging Core Strategy consultation – better engagement with the borough’s ethnic
minorities must therefore remain a priority for future consultations.
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White (British) White (Other) Asian/Asian Black/Black Mixed ethnic Other ethnic
British
British
group
group
Figure 6: Local Plan Consultation respondents by ethnicity, relative to the borough’s overall ethnic breakdown

.

3.11

The location of respondents is another important criteria in establishing how representative
the responses were – Figure 7 below demonstrates how a small number of wards have
dominated. The ‘density’ of respondents varied significantly – the fewest responses per
resident were in Peartree (1 per 1,600 residents), with the most in Welham Green (1 per 12
residents). There were also 82 responses from individuals outside the borough – some as
distant as Gloucestershire and Devon, but with most spread throughout the home counties
and London. Notably, 42 individuals (2.9% of the total) lived in Potters Bar in Hertsmere,
the majority in the part of Little Heath which spreads from Welwyn Hatfield into Hertsmere
and is very close to one of the housing sites proposed in the Consultation Document.

30%
25%
Figure
20% X: Local Plan Consultation respondents by ethnic group, relative to the overall borough ethnic breakdown
15%

Location

10%
5%

% of respondents

0%

% of population

Figure 7: Local Plan Consultation respondents by ward of residence, relative to wards’ total population

3.12

Following the 2012 Emerging Core Strategy consultation, the borough’s rural community
was identified as relatively hard-to-reach. There have still been relatively few responses
from the most rural areas (particularly areas further away from towns and the larger
villages). However, numbers of responses from the borough’s larger villages has increased
dramatically at this consultation compared to the Emerging Core Strategy. In 2012, three
urban wards (Hatfield West, Hatfield Villages and Panshanger) accounted for over 80% of
respondents – at this consultation those wards still have a high proportion of respondents,
but now only make up around 25% of the total. By contrast, the two village wards of
Welham Green and Brookmans Park & Little Heath now account for some 45% of
respondents – in 2012, they had less than 5% of responses between them.
16

3.13

There are two related factors shaping this – that the Local Plan Consultation Document is
having to plan for more growth than the Emerging Core Strategy did, and that a more
dispersed development strategy is now being proposed (with more development around the
villages). However, Figure 8 below demonstrates that the relationship is not as simple as
assuming that the more development there is proposed in an area, the more responses
(generally objections) there will be. Nor is there any reason why this should be the case – it
is the issues raised by consultation respondents that are taken into account when
considering changes, not the number of respondents. But it is nevertheless useful to
consider in terms of how representative the responses have been.

50%
40%
30%

% of respondents

20%

% of homes proposed

10%
0%

Figure 8: Local Plan Consultation respondents by ward of residence, relative to the number of homes
proposed in the Local Plan Consultation Document (Note that this excludes SPD sites where the
principle of development has already been accepted and sites which already have permission – these
make a significant addition to the number of homes to be built, particularly in Welwyn Garden City)

3.14

Two wards stand out particularly strongly in terms of quantity of responses relative to the
amount of growth proposed – Brookmans Park & Little Heath, and Hatfield West. In both
wards, most respondents were objecting to sites which are not actually proposed to be
developed because of their assessment as either ‘finely balanced’ or ‘less favourable’
(although a large number of respondents in Brookmans Park and Little Heath were also
objecting to the ‘more favourable’ sites around Little Heath).

3.15

What is equally notable is that in some urban wards (such as Hollybush and Howlands)
there have been very few respondents, despite relatively significant amounts of
development being proposed. Given that the majority of consultation responses tend to be
objections, this could simply mean that residents in those wards are supportive of
development, or not concerned by it. But it is equally likely to demonstrate continued underrepresentation of residents in the borough’s less well-off wards (and over-representation in
well-off areas). Better engagement with residents of the relatively less well-off areas should
therefore remain a priority.

3.16

Respondents to the consultation were also asked, more broadly, whether they had found
the consultation useful. Only a relatively small number of respondents (184 individuals)
answered this question – of those, 69% found the consultation useful. This is clearly a
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positive indication of the way in which the consultation was carried out, although it should
be noted that – when asked the same question – nearly 80% of respondents to the 2012
Emerging Core Strategy had found that consultation useful. The analysis of suggestions for
improvements (3.18 below) may provide some reasoning behind this – a number of
respondents specifically said that this consultation was not useful because their previous
objections had not resulted in certain development sites being removed from the plan. This
perhaps indicates a public expectation that proposals can (or will) evolve to account for
every objection made, rather than indicating any issue with consultation effectiveness.
3.17

Figure 9 shows the way in which respondents found out about the consultation, relative to
the ways they found out about the 2012 Emerging Core Strategy consultation. Although
community groups and word of mouth remain the two most common methods, it is notable
how every other means (with the exception of Twitter) has increased in popularity. Although
the relatively small number of respondents who answered this question makes it difficult to
conclusively establish, this appears to indicate that the broad spread of measures used to
publish the consultation has been beneficial.

35%
30%

Publicity

25%
20%
15%

% of respondents - 2015
Local Plan

10%

% of respondents - 2012
Emerging Core Strategy

5%
0%

Figure 9: The means by which respondents became aware of the 2012 and 2015 consultations

3.18

Nevertheless, the consultation welcomed comments on how the consultation could have
been improved – 182 individual suggestions were made. Common themes included:



The consultation materials being difficult to understand, either because they were too
complex (in language or layout) or not clearly presented;
The online consultation portal being too difficult to use, particularly for older people;
The overall approach of the consultation not being transparent – some respondents
considered that it was purely a ‘tick-box’ exercise and that responding was not worthwhile;
The consultation being under-publicised, given the scale of the proposals. Suggestions
included all properties surrounding a potential development site being written to, erecting
posters around sites, and publicising the consultation through broadcast media.





3.19

Given the Council’s desire to engage as broadly as possible with the public, the above
issues will be considered when planning future consultations. This is particularly the case
where the issues identified might be further preventing hard-to-reach groups from
responding to consultations on issues that will affect them.
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4. Monitoring of current planning policies
This chapter contains two indicators on the use of policies in the 2005 District Plan, including where decisions are
appealed. It also examines the impact of permitted development rights which circumvent those policies.

Current planning policy effectiveness
Indicator PP1
2005 District Plan policies used in refusals

4.1

One way to assess the effectiveness of policies is to examine how often each policy is
referred to as a ‘reason for refusal’ within the decision notices sent to unsuccessful
applicants for planning permission. If a policy can confidently be used to refuse a proposal
– knowing that it may be challenged by an appeal – it indicates that it remains useful.
However, it should be noted that some District Plan policies relate to very specific uses
(such as car boot sales) or individual sites – these are unlikely to be used often, but that
does not in itself mean that they are ineffective.

Rank

Policy
Number

1
2
3
4
5=
5=
5=
8
9=
9=

D1
D2
GBSP2
RA3
R17
D8
M14
RA17
RA10
SD1

Description
Quality and design
Character and context
Towns and specified settlements
Extensions to dwellings in the green belt
Trees, woodlands and hedgerows
Landscaping
Parking standards for new development
Re-use of Rural Buildings
Landscape regions and character areas
Sustainable Development

% use
82.2%
71.3%
28.0%
12.1%
3.2%
3.2%
3.2%
1.9%
1.3%
1.3%

2013/14
Rank
1
2
3
4
9
8
7
17=
5
6

% use
81.7%
79.8%
44.3%
17.5%
4.4%
4.9%
6.0%
0.5%
8.7%
6.6%

4.2

Design policies D1 and D2 continue to be the most frequently used by some margin,
featuring in 129 and 112 of the 157 refusal decisions 2014/15. Other policies which remain
in frequent use include GBSP2 and RA3 which relate to development in the green belt –
given the nature of the borough, with its significant expanse of green belt, these are a key
tool in resisting inappropriate development within it.

4.3

The percentage of refusals referring to the most popular policies is marginally lower than in
2013/14, with the exception of Policy D1. The usage of two policies fell quite significantly –
RA10 concerning the need to enhance landscape character and SD1 concerning the need
for sustainable development. However, these already had relatively infrequent usage.
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4.4

At the same time the National Planning Policy Framework (NPPF) has been used more
prevalently to supplement District Plan policies in reasons for refusal – three refusals
referred solely to it. Two centre on NPPF Chapter 12 (conserving and enhancing the
historic environment), with the third centreing on NPPF Chapter 9 and its primary aim of
protecting Green Belt land. Many more refusals referred to both the NPPF and District Plan
policies – this helps to demonstrate that policies conform to the NPPF. All but one of the 10
most used District Plan policies in 2014/15 were also amongst the 10 most used in 2013/14
(Policy RA17 has become slightly more prevalent); accordingly there are not considered to
be any immediate issues with policies becoming obsolete.

Indicator PP2
Number of decisions allowed on appeal

4.5

The extent to which Inspectors for appealed applications agree with the Council’s District
Plan policies is another indicator of the effectiveness of policies, as well as the extent to
which the Council’s decisions are rigourous and can be trusted. During the 2014/15
monitoring year 73 of the Council’s decisions were appealed, the same as in 2013/14.
2014/15
Decision
Allowed
Dismissed
Other (Split Decisions or Withdrawn)
Total

2013/14

Number of
Decisions

Percentage

Number of
Decisions

Percentage

28
43
2
73

38.4%
58.9%
2.7%
100%

22
47
4
73

30.1%
64.4%
5.5%
100%

4.6

However, the Council’s success at appeal has declined during the year – in 2013/14 only
30% of appeals were allowed, whereas nearly 40% have been allowed this year. As with
applications refused by the Council, policies D1 and D2 are also the most commonly
referred to by Inspectors in their decisions – appearing in 64.2% and 60.7% of decisions in
2014/15 respectively. Given that they relate to design – often subjective and a matter of
professional judgement – this is generally expected. Indeed, these two policies are also the
most frequently agreed with by Inspectors when dismissing an appeal.

4.7

However, Inspectors have been seen to be taking an increasingly ‘relaxed’ attitude towards
design in some cases. As an example, there have been several cases during the year
where an Inspector has accepted that a proposal may not necessarily represent exemplary
design – but because the proposal would be partly obscured by a hedge or trees
(notwithstanding that these could be cut down at any time) it would not have any harm on
its setting. This apparent change in emphasis is not unique to Welwyn Hatfield – at a
national level, the proportion of householder appeals (the most common appeal type in the
borough) being approved has increased to 41%, from 37% in 2013/14. It will be important
to monitor whether this change in emphasis continues in the future.

4.8

One notable appeal to be dismissed since the last AMR was the proposal by Veolia to
construct a waste incinerator at New Barnfield, between Hatfield and Welham Green. This
was not originally determined by the Council – as a waste proposal it fell to be determined
by Hertfordshire County Council, who approved it. However, Welwyn Hatfield has always
opposed the scheme – as have a significant number of residents and community groups in
the area surrounding the site – given its inappropriateness in the green belt and the
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potential for impacts on the Grade I listed Hatfield House and its historic park and gardens.
Following a series of call-ins and legal challenges, Veolia have confirmed that they will not
challenge the latest refusal of the scheme by the Secretary of State.

Changes to permitted development rights
4.9

Permitted development rights are set down in law, and grant a blanket nationwide planning
permission for certain types of development. They were originally intended to remove the
need for local authorities to deal with small and non-contentious schemes such as fences
and porches, but are increasingly being used by the government to allow more significant
construction and changes-of-use. This has the effect of meaning that some types of
development – which would potentially be contrary to existing policies in the District Plan –
are now nevertheless able to take place, with only minimal involvement for the Council.

4.10

In 2013 the government introduced a number of temporary permitted development rights in
an attempt to boost the economy. One of two which was considered controversial at the
time was the right to extend houses at the rear by up to 8m (twice that previously allowed),
unless neighbours object when consulted. The new right continues to be popular, with 58
notifications during the year, although 24% were objected to by neighbours during the year
compared to just 2% in 2013/14. This right has now been extended until 2019 – because
the Council has been able to refuse schemes where they cause neighbours concern and
there are grounds to do so, this permitted development right may not be having the
detrimental impact that was initially feared.

Larger home extension:
Prior notifications
o

2013/14
2014/15

4.11

N of applications
% of applications
o
N of applications
% of applications

Not
eligible

No Objection;
Granted

Objection;
Granted

Objection;
Refused

7
14.3%
5
8.6%

1
2.0%
0
N/A

40
81.7%
39
67.2%

1
2.0%
1
1.7%

0
N/A
13
22.5%

Total
49
58

The second new permitted development right in 2013 which was considered to be
controversial was the temporary right to convert offices to a residential use via a slightly
more detailed ‘prior approval’ system; whereby flood risk, contamination, and transport
impacts can be considered. This has also continued to be popular, with 11 schemes
notified to the Council during the year. The right has significant implications for the
borough’s supply of employment land (see Indicator EC3) – whilst it was originally set to
expire in 2016, the government has now announced that the right will be made permanent.
Continued impacts on employment land are therefore a serious concern.
Office-to-residential:
Prior approvals
o

2013/14
2014/15

4.12

Invalid/
Withdrawn

N of applications
% of applications
o
N of applications
% of applications

Invalid/
Withdrawn

Not
eligible

Planning permission
not required

Planning
permission required

1
6.8%
0
N/A

2
11.8%
0
N/A

12
70.6%
11
100.0%

2
11.8%
0
N/A

Total
17
11

Several additional permitted development rights have been introduced by the government
during 2015, as part of further attempts to reform the planning system. This includes a right
for industrial premises to change to housing without planning permission, potentially having
even more adverse impacts than for offices. However, these new rights do not appear to be
as attractive to landowners and none have yet been notified to the Council.
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5. Retail, Services and Facilities
This chapter sets out six indicators covering the health of the borough’s centres, including the amount of new retail,
service and facility floorspace built during the year and progress on town centre redevelopment.

Indicator RF1
Changes in retail floorspace

5.1

This indicator covers changes in the amount of floorspace during the monitoring year in
each of the five retail use classes – A1 (Shops), A2 (Financial and Professional Services),
A3 (Restaurants and Cafes), A4 (Drinking Establishments) and A5 (Hot Food Takeaways).
The figures below only include development which required planning permission – for
example, some changes of use between the retail use classes (such as A1 to A2) do not.

5.2

Since the last AMR, the government has introduced changes to mean that betting shops
and payday loan offices are now classed as sui generis (i.e. they do not fall into any use
class), rather than A2. This means that such establishments cannot arise without having
been actively granted planning permission first, and can therefore now be recorded
separately. However, as can be seen below, there have been none during the year.

Location

Floorspace
Change

Welwyn
Garden City
Town Centre

Gain (m )
2
Loss (m )
2
Net (m )

Hatfield Town
Centre

Gain (m )
2
Loss (m )
2
Net (m )

‘Out-of-centre’
locations*

Gain (m )
2
Loss (m )
2
Net (m )

A4

A5

SG

Total

173m
2
173m

2

Nil

Nil

Nil

173m
2
-267m
2
-94m

148m
2
148m

2

Nil

93m
2
93m

Nil

933m
2
-241m
2
692m

Nil

Nil

Nil

Nil

Nil

26m
Nil
2
26m

-

-

-

-

-

220m

Nil

Nil

Nil

Nil

Nil

Nil
2
220m

Gain (m )
938m
321m
93m
2
2
Borough Totals
Loss (m )
-508m
2
2
2
2
Net (m )
430m
Nil
321m
Nil
93m
Nil
*Includes The Galleria outlet centre and Oldings Corner Retail Park, both in Hatfield
**Includes neighbourhood and village centres around the borough, and individual retail units

1,352m
2
-508m
2
844m

Other
locations**

A1

A2

A3

2

2
-267m
2
-267m

Nil

2

692m
2
-241m
2
451m

2

Nil

2

26m
2
26m

2

220m

2

2
220m

2

2

Gain (m )
Loss (m )
2
Net (m )

2

2

2
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2

2

2

2

2

2

2

There have been relatively major floorspace changes during the year within the borough’s
two town centres, with relatively little change elsewhere. This is something of a change
from previous years and reflects a significant increase in construction activity, particularly in
Hatfield as part of the ongoing town centre redevelopment. However, the relatively large
scale floorspace additions this year are not considered representative of any particular
trend – it is anticipated that floorspace additions in 2015/16 will continue to generally be
cancelled out by losses (mostly changes of use), as is typical in most years. The key
components of the overall 844m2 floorspace increases for 2014/15 were:

5.3







5.4

558m2 across 5 new A1 retail units on the site of the former Bill Salmon Centre in Hatfield;
134m2 across a further 2 new retail units at the north end of The Arcade in Hatfield (these
have been included in figures for A1, but have permission for any of uses A1-A5);
A new 220m2 A1 shop – M&S Simply Food – at an existing petrol station in Welwyn;
Two changes of use from A1 shops to A3 restaurant/cafes – one in Welwyn Garden City
Town Centre and one in Hatfield Town Centre
A change of use of an A1 shop (although it had never been occupied since being built) to
an A5 hot food takeaway in Hatfield Town Centre
The only out-of-centre completion was a 26m2 ‘click-and-collect’ bay at Tesco in Hatfield
A topical issue, not recordable in these figures, is changes in the balance of A1 occupiers
towards an increasing proportion of charity shops. This has been perceived to be
particularly prevalent in Welwyn Garden City Town Centre, where there are now 13 charity
shops following several new arrivals during the year. This means that charity shops
comprise 7.2% of all units in the town centre and 12.1% of all A1 shops.

Indicator RF2
Proportion of vacant retail floorspace

5.5

The table overleaf sets out vacancy statistics from the Council’s most recent (April 2015)
Retail Frontage Survey. For the vast majority (18) of the borough’s centres the numbers of
vacant units have remained the same during the year, whilst in 5 centres vacancy has
reduced. Most notable amongst these are Woodhall Neighbourhood Centre in Welwyn
Garden City, The Common Neighbourhood Centre in Hatfield and Brookmans Park Village
Centre where there are now no vacancies at all.

5.6

Numbers of vacant units have however increased in 4 centres. In Manor Parade and
Welwyn this is the result of a single unit becoming vacant, and is not considered to be a
concern. In Hatfield Town Centre it is the result of the completion of 7 new units (see
Indicator RF1) which are not yet occupied, and is therefore also not a concern. Indeed,
because existing vacant units have been occupied during the year, if the new units are
excluded the vacancy level in the town centre would have fallen to 10%.

5.7

The one centre for which the increase in vacancy appears more alarming is Old Hatfield,
which now has the borough’s highest vacancy rate at 35% (9 vacant units) and has only
one remaining convenience A1 shop. However, this is partly the result of preparations for
the redevelopment of the Salisbury Square area within the centre, which has been
struggling for some time. Whilst the redevelopment has been delayed by the economic
downturn, it is now being progressed.
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Town/Village

Vacancy Rate

Retail Centre
2011

2012

2013

2014

2015

Change
2014-2015

Designated Town Centres (% of vacant frontage by length)
Welwyn Garden City Town Centre
Hatfield Town Centre

2%
11%

3%
11%

4%
9%

4%
13%

↔

4%
15%

Designated Large Neighbourhood Centres (% of vacant frontage by number of units)
Welwyn Garden City

Hatfield

Haldens
Moors Walk (Panshanger)
Woodhall
High View (South Hatfield)
Parkhouse Court
Old Hatfield

0%
0%
13%
0%
19%
14%

6%
0%
4%
0%
13%
17%

0%
0%
4%
0%
19%
17%

0%
0%
4%
0%
19%
17%

↔
↔

0%
0%
0%
0%
19%
35%

↔
↔

Designated Small Neighbourhood Centres (% of vacant frontage by number of units)
Shoplands
0%
0%
0%
0%
0%
Peartree
0%
0%
0%
0%
0%
Welwyn Garden City
Handside
0%
0%
0%
0%
0%
Hollybush
0%
14%
0%
0%
0%
Hall Grove
0%
0%
0%
0%
0%
Manor Parade
22%
33%
0%
13% 29%
Birchwood
20%
20%
0%
0%
0%
Crawford Road
11%
11%
11%
25% 13%
Hatfield
St Albans Road East
0%
0%
0%
0%
0%
The Common
10%
10%
0%
10%
0%
Roe Green
0%
0%
0%
0%
0%
Harpsfield Broadway
0%
13%
0%
0%
0%
Designated Large Village Centres (% of vacant frontage by number of units)
Brookmans Park Village Centre
5%
3%
0%
2%
0%
Cuffley Village Centre
8%
6%
6%
5%
3%
Welham Green Village Centre
0%
0%
0%
0%
0%
Welwyn Village Centre
3%
3%
3%
0%
3%
Designated Small Village Centres (% of vacant frontage by number of units)
Digswell Village Centre
Oaklands & Mardley Heath Village Centre
Woolmer Green Village Centre

0%
0%
0%

0%
0%
0%

0%
0%
0%

0%
0%
0%

0%
0%
0%

↔
↔
↔
↔
↔
↔
↔
↔
↔

↔

↔
↔
↔

Indicator RF3
Evening economy premises

Centre
Welwyn Garden City Town Centre
The Galleria, Hatfield
Welwyn Village Centre
Hatfield Town Centre
Old Hatfield Neighbourhood Centre
Brookmans Park Village Centre
Parkhouse Court Neighbourhood Centre
Cuffley Village Centre

5.8

Number of premises 2015
A3

A4

D2

Total

11
10
4
5
2
3
4
3

3
0
4
3
3
1
0
0

2
1
0
0
0
0
0
0

16
11
8
8
5
4
4
3

Total number
of premises
2014
14
11
8
8
6
4
4
3

Change
2014-2015
↔
↔
↔
↔
↔
↔

As the future of conventional retail becomes less and less certain, the evening economy of
retail centres is an increasingly important component of their vitality. Welwyn Garden City
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Town Centre has the largest concentration of evening economy premises in the borough,
with smaller concentrations in Hatfield Town Centre and some of the borough’s larger
village and neighbourhood centres. The Galleria in Hatfield also has a significant cluster.
The annual change in evening economy premises (A3 restaurant, A4 public house and D2
leisure uses with evening opening hours) for these centres is shown above.
5.9

The number of evening economy premises across centres with a cluster of premises has
increased by 1 between 2014 and 2015. Two new A3 restaurants have opened in Welwyn
Garden City – one a new occupier following the departure of another prior to the 2014
Retail Frontage Survey, and the other a change of use from a former A1 shop (see
Indicator RF1). In Old Hatfield one A3 restaurant has closed (and is now vacant) (see 5.7).

Welwyn Garden City Town Centre Update

Welwyn Garden City Town Centre is the main shopping and service centre for the borough. The
Council is part of the Welwyn Garden City Town Centre Partnership, a not-for-profit company
formed to maintain the town’s commercial, social and environmental success. The Partnership has
three main areas of work – community safety, public realm, and marketing/promotion.
Key developments during the year include:
 The adoption of the Welwyn Garden City Town Centre North SPD following public
consultation, to set out the development strategy for the town centre and specific plans for
new retail floorspace and residential accommodation on the 1.3ha Town Centre North site;
 The completion of the refurbishment of Campus West, providing a high quality theatre,
cinema and leisure facility for the town which is fit for the future;
 The commencement of work to create new Performing Arts, Engineering and Learning
Resource spaces at Oaklands College;
 The start of work to convert disused office space above shops on Howardsgate to new
apartments – several similar schemes elsewhere in the town centre have been notified to
the Council during the year, resulting in a marked increase in town centre living.

Figure 10: The Campus in Welwyn Garden City showing Campus West, refurbished during the year

Indicator RF4
Town centre footfall

5.10

No footfall surveys were commissioned during the monitoring year. This AMR is therefore
not able to report against this indicator.
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Hatfield Town Centre Update
Hatfield is the borough’s second shopping and service centre. The Council is part of the Hatfield
Town Team, a partnership formed to promote the vitality and viability of the town. The Team has
three core areas of work – environment and community safety, arts and culture, and
marketing/business support.
Hatfield Town Centre is in the midst of a programme of regeneration. The first phase of this was
completed during the year, with the completion of new retail units and apartments at both the east
and west ends of the town centre’s main shopping street (Figure 11). This has been accompanied
by a programme of streetscape improvement works, which have improved the ambiance of the town
centre. However, long-established plans for a more comprehensive redevelopment of the town
centre have been placed on hold following the parting of the Council and regeneration specialists St
Modwen during the year, as a result of financial viability issues with the original scheme.

Figure 11: New retail and residential floorspace awaiting occupation as part of Phase 1 of the
redevelopment of Hatfield Town Centre – the former Bill Salmon Centre (left, foreground) and north end
of The Arcade (right, background), with the refurbished public space between them.

In response the Council is investing £3.65m on a short term refurbishment project for the town
centre, as many buildings are now in public ownership. This includes new shop fronts and the
refitting of a number of retail units, the replacement of the canopy on The Arcade, replacement of
facades on buildings around White Lion Square, as well as the redesign of public space in White
Lion Square itself. It also includes the resurfacing of the free public car park on The Common, which
is now complete.
Looking further to the future, a Hatfield Renewal Partnership has been formed to guide regeneration
across the whole of Hatfield. The Partnership incorporates Welwyn Hatfield Borough Council,
Hatfield Town Council, Welwyn Hatfield Community Housing Trust, the University of Hertfordshire,
Oaklands College, and Goodman Business Parks; along with the Hertfordshire Local Enterprise
Partnership which has secured £6m for the regeneration of the town from the government as part of
a Growth Deal. Work is now underway to appoint consultants to prepare a visioning blueprint for the
town’s future.
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Indicator RF5
Changes in leisure floorspace

5.11

There has been an overall 1,247m2 net gain of leisure floorspace in Use Class D2 over the
monitoring year. This is an increase from a 328m2 gain in 2013/14, and is largely comprised
of the construction of a new sports hall at Sir Frederic Osborn School in Welwyn Garden
City (funded by an adjacent housing development), as well as smaller completions such as
a new Scout hut in Welwyn. The majority of the floorspace loss is the result of the
conversion of a golf clubhouse in a green belt location to a very large single dwelling.
Changes in leisure floorspace across Welwyn Hatfield

Use Class D2

Floorspace gain
Floorspace loss
Net change in floorspace

1,887m
2
-640m
2
1,247m

2

Indicator RF6
Changes in community facility floorspace

5.12

There has been a relatively large increase in Use Class D1 floorspace again this year,
across a wide range of community facility types. The key components of the change in
floorspace were:



The erection of a new 1990m2 building at the University of Hertfordshire’s College Lane
Campus (Figure 12) as part of its 2020 Estate Vision, to provide new student facilities;
The erection of a new 240m2 community centre as part of the redevelopment of the Hyde
Social Club in Welwyn Garden City, which has also provided 18 new affordable houses;
The change of use of 660m2 of offices in Welwyn Garden City Town Centre to new
floorspace for mental health services, and change of use of 200m2 of offices in Welwyn
Garden City Industrial Area to provide a new physiotherapy centre;
Construction of a new skate park on former car park land at the edge of Hatfield Town
Centre (see cover photo), providing an important new youth facility.






Changes in community facility floorspace across Welwyn Hatfield

Use Class D1

Floorspace gain
Floorspace loss
Net change in floorspace

3,411m
2
-875m
2
2,536m

2

Figure 12: New student facilities within the University of Hertfordshire’s College Lane Campus redevelopment
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6. Housing
This chapter sets out housing progress in the borough across ten indicators, including new housing; affordable housing
and housing affordability; Gypsy & Traveller accommodation; and future housing land supply.

New Homes
Indicator HO1
New dwellings and progress against housing target

6.1

Planning appropriately for new homes and aiming to ensure that the housing needs of the
local population are met are some of the Council’s most important duties. Like all other
planning authorities, the Council must do this by establishing a housing target which it then
needs to meet.

6.2

Previous AMRs have reported against the 280 dwellings per year target in the current
District Plan, rolled-forward to cover the plan period of the former East of England Plan
(2001-2021). This resulted in a 20-year housing target of 5,600 dwellings, but it can be
seen opposite that this number of homes have already been built. The 280 dwellings per
annum target is therefore no longer used to monitor progress.

6.3

In 2012 the Emerging Core Strategy consulted on a new, higher target – 6,800 dwellings
between 2011 and 2029, equivalent to 378 per year. The more recent consultation carried
out between January and March 2015 did not propose a housing target – this was because
of the need to consider consultation responses and evidence, undertake further work to
understand infrastructure needs, test development viability, and potentially consider new
development sites. The Emerging Core Strategy target therefore remains the target used
for monitoring purposes, and is the basis on which progress has been measured.

6.4

During 2014/15, 354 net new housing units have been completed – this includes 317 C3
dwellings, and 37 C1 student accommodation dwelling equivalents. In accordance with
national Planning Practice Guidance, student accommodation is included ‘based on the
amount of accommodation it releases in the housing market’. The 37 dwelling equivalents
are the result of 185 net new C1 bedrooms – as previously, this has been calculated using
a cautious 5:1 ratio between new student bedrooms and dwelling equivalents, based on the
average 4.5 bedrooms per ‘house in multiple occupation’ (Indicator HO3) which has
received planning permission in the borough in recent years. Indeed, given that the number
of full time students at the University of Hertfordshire – i.e. those who might require housing
locally – has fallen by nearly 1,000 since last year (Higher Education Statistics Agency
data), the amount of accommodation released in the market could conceivably be
somewhat higher.
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Figure 13: New homes completed during the year:
Left – Rural development at Sunset View, Essendon
Right – New student housing on the University of Hertfordshire’s College Lane Campus in Hatfield

6.5

The yearly breakdown of housing completions since 2001 is shown below, and in Figure
14. The majority continue to be away from allocated sites, either being identified first in the
Strategic Housing Land Availability Assessment or coming forward as windfall. However,
the proportion of completions on previously developed land has fallen significantly this year.
This is largely from the new University of Hertfordshire student housing (built on previously
open campus land), as well as new housing on the Sir Frederic Osborn School playing
fields in Welwyn Garden City. However, there remains very little development in the green
belt (Indicator EN4) and the Council remains committed to reusing urban land.
Gross
Comps.

Losses

2001/02

95

13

82

37 (39%)

58 (61%)

94 (99%)

1 (1%)

2002/03

503

26

478

347 (69%)

156 (31%)

274 (54%)

230 (46%)

2003/04

825

13

812

764 (93%)

61 (7%)

585 (71%)

240 (29%)

2004/05

682

40

642

593 (87%)

89 (13%)

544 (80%)

138 (20%)

2005/06

737

28

709

552 (75%)

185 (25%)

725 (98%)

12 (2%)

2006/07

708

24

684

589 (83%)

119 (17%)

706 (100%)

2 (0%)

2007/08

768

21

747

521 (68%)

247 (32%)

766 (100%)

2 (0%)

2008/09

348

21

327

89 (26%)

259 (74%)

347 (100%)

1 (0%)

2009/10

83

24

59

0

83 (100%)

83 (100%)

0

2010/11

216

12

204

105 (49%)

111 (51%)

190 (88%)

26 (12%)

2011/12

309

16

293

229 (74%)

80 (26%)

300 (97%)

9 (3%)

2012/13

168

20

148

53 (32%)

115 (68%)

158 (94%)

10 (6%)

2013/14

277

41

236

112 (40%)

165 (60%)

263 (95%)

14 (5%)

2014/15
Total

495
6,214

141
440

354
5,774

57 (12%)
4,048 (65%)

438 (88%)
2,166 (35%)

324 (65%)
5,358 (86%)

171 (35%)
856 (14%)

Year

Net
Comps.

On allocated
sites (gross)
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Other sites
(gross)

On previously
developed land (gross)

Other land
(gross)

800

Non-PDL

700

PDL

600

Windfall/SHLAA

500

Allocated

400
300
200

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

% PDL

% Allocated

0

% PDL

100
% Allocated

Number of new dwellings (Gross)

900

2001/02 2002/03 2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 2009/10 2010/11 2011/12 2012/13 2013/14 2014/15

Year and type of delivery
Figure 14: New dwelling completions in Welwyn Hatfield by year, broken down by the proportion of
completions on sites which were allocated, and the proportion of previously developed land (PDL)

6.6

Although the number of completions during the monitoring year remains somewhat below
the levels achieved in the early-to-mid 2000’s, the continued increase in completions from
2012/13 and 2013/14 is considered to be encouraging and marks a significant recovery in
local housebuilding. The number of new homes built in the borough is the highest since
2007/08 when development of Hatfield Aerodrome was at its peak – with the lack of such a
significant strategic development site in the borough at the present time, the current levels
of completions are indicative of the significant number of small and medium size urban
development sites coming forward. As Indicator HO5 sets out, it is expected that these
encouraging housing development trends will continue.

6.7

The breakdown of new dwellings built in 2014/15 is shown by settlement below, against the
total built since 2001/02. As in previous years the majority of completions have been in the
two towns of Welwyn Garden City and Hatfield, although in 2014/15 the proportion of
completions in Welwyn Garden City was lower than the historic average. This is mirrored by
larger numbers of completions in several villages – notably Welham Green (which
accounted for 7.1% of the borough’s growth in 2014/15), Welwyn, and Cuffley; as well as in
the green belt (which accounted for 4.5% of growth, but see Indicator EN4).
Settlement

Net completions
2001/02 – 2013/14

% of
total

Net completions
2014/15

% of
total

Net comps.
2001 – 2015

% of
total

Welwyn Garden City
Hatfield
Woolmer Green
Oaklands & Mardley Heath
Welwyn
Digswell
Welham Green
Brookmans Park
Little Heath
Cuffley
Green Belt
Total

1,938
2,884
30
46
195
18
29
23
29
59
169
5,420

35.7%
53.2%
0.6%
0.8%
3.6%
0.3%
0.5%
0.4%
0.5%
1.1%
3.1%
100%

100
195
None
4
11
1
25
-8
1
9
16
354

28.2%
55.1%
N/A
1.1%
3.1%
0.3%
7.1%
-2.3%
0.3%
2.5%
4.5%
100%

2,038
3,079
30
50
206
19
54
15
30
68
185
5,774

35.3%
53.3%
0.5%
0.9%
3.6%
0.3%
0.9%
0.3%
0.5%
1.2%
3.2%
100%
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6.8

On a site-by-site level, the most significant completions during the year were:


University of Hertfordshire – College Lane, Hatfield – 139 new dwelling equivalents of
student housing (37 net, following significant demolition)
Former Three Valleys Water Site – Bishops Rise, Hatfield – 64 new dwellings (net)
Former Mount Pleasant Depot – Mount Pleasant Lane, Hatfield – 53 new dwellings (net)
Unit 1, Sterling Court – Mundells, Welwyn Garden City – 46 new dwellings (net)
Sir Frederic Osborn School – Herns Lane, Welwyn Garden City – 25 new dwellings (net)
Former Hyde Social Club – Hollybush Lane, Welwyn Garden City – 18 new dwellings (net)
Former City Church – The Wades, Hatfield – 16 new dwellings (net)
Former Bill Salmon Centre – Town Centre, Hatfield – 15 new dwellings (net)








6.9

The breakdown in size of the 356 gross new dwellings (i.e. excluding the 139 gross new
student housing dwelling equivalents) completed is shown in Figure 15. Around two-fifths of
completions (148 units) were flats, the largest number having two bedrooms but with a
significant share of studio flats compared to previous years. Around three-fifths of
completions were houses – the largest number having three bedrooms, but with nearly as
many having four. There were also a number of bungalows. This is a notably more
balanced housing mix than in 2013/14, when completions were dominated by flats.

6.10

Figure 15 (left) also shows how the size of new dwellings compares to the borough’s need
for houses of different sizes, based on projected household change in the 2014 Strategic
Housing Market Assessment (SHMA). The smallest dwelling sizes (generally flats) and
largest dwelling sizes (detached houses with at least 4 bedrooms) have been provided
broadly in line with proportion that the SHMA projects to be meeting the borough’s need.
However, the year has seen a relatively low number of homes sized 70-89m2 (generally 2
bedroom houses and very large flats) and a relatively high number of homes sized 90109m2. As this is the first year that dwelling size has been monitored against the SHMA it is
difficult to draw any conclusions, but the overall improvement in the mix of completions
noted above is considered to be a positive outcome.

Size of new dwellings completed during the
year, vs. the borough’s need in the SHMA
11%
13%

17%

13%
32%

17%

Less than 50m2
50-69m2
70-89m2
90-109m2
110m2+

Breakdown of new dwellings completed during the year, by
number of bedrooms and dwelling type
1 Bed Flat
1 Bed Studio
1 Bed Bungalow
2 Bed Flat
2 Bed House
2 Bed Bungalow

27%

3 Bed Flat
3 Bed House
3 Bed Bungalow

29%

4 Bed House
30%
12%

5+ Bed House
Mobile Dwelling

SHMA dwelling size requirement
Size of dwellings completed during 2014/15
Figure 15: Mix of gross new dwelling completions in 2014/15, against the requirement based on the
borough’s housing need in the 2014 SHMA (left) and by bedrooms numbers and dwelling type (right).
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Indicator HO2
New specialist needs housing

6.11

In common with student housing, national Planning Practice Guidance enables local
authorities to include housing for older people in Use Class C2 in their housing supplies.
During the monitoring year no new older peoples housing has been completed, although a
new 75-bed care home has been approved in Welwyn Garden City.

6.12

There are also other forms of specialist needs housing in Use Class C2 which form an
important component of the borough’s housing provision, such as children’s homes or
homes which provide adult disability care. During the monitoring year one such scheme
was completed – providing 9 new bedspaces as part of the wider renovation of an existing
C2 building on Wellfield Road in Hatfield to provide ‘move on’ accommodation for
vulnerable young people making a transition to independent living. This type of C2
accommodation is not included in the housing supply – as residents would typically not
‘free-up’ conventional dwellings – but it would nevertheless help to meet the borough’s
need for care accommodation identified in the Strategic Housing Market Assessment.

Indicator HO3
HMO monitoring

6.13

Houses in Multiple Occupation (HMOs) are properties with shared communal facilities, but
which are occupied by people who are unrelated to one another. Depending on their size
they either fall into Use Class C4 (up to 6 bedrooms) or are sui generis (7 or more
bedrooms). They are popular with students, and given the location of the University of
Hertfordshire are a sensitive issue within Hatfield. In January 2012 the Hatfield Article 4
Direction came into force, removing permitted development rights and meaning that
‘conventional’ C3 dwellings in Hatfield need planning permission to change to Use Class
C4 (the change to a large sui generis HMO has always needed consent). The HMO
Supplementary Planning Document (SPD) was introduced in February 2013, and sets out
policies to assist in determining planning applications for HMOs around the borough.

6.14

Approved

Refused

Withdrawn

Totals

Approved

Refused

Withdrawn

Totals

C3 > C4
C3 > sui generis
C3 > C4
C3 > sui generis
Totals

Totals

Full planning
(proposed)
Certificate of lawfulness
(existing)

Withdrawn

Change of use

2014/15

Refused

Application type

2013/14

Approved

2012/13

2
1
0
0
3

7
3
0
0
10

3
1
0
0
4

12
5
0
0
17

3
2
4
0
9

3
1
3
0
7

2
0
0
0
2

8
3
7
0
18

0
0
1
0
1

2
0
0
0
2

3
0
1
0
4

5
0
2
0
7

During the monitoring year 7 applications for HMOs have been determined – 5 full planning
applications, and 2 applications for certificates of lawfulness to regularise existing HMO
conversions. This is a notable drop in applications from the previous two years (17
applications in 2012/13 and 18 in 2013/14) and could signify reduced demand for HMOs.
Whilst the small numbers make this difficult to verify from application data alone, council tax
data shows that there has been a 10.2% drop in the total number of all-student HMOs in
the borough, from 1,501 in May 2014 to 1,348 in May 2015. This may be due to the
reduction in full-time students (who are likely to require housing locally) at the University of
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Hertfordshire, as well as due to the completion of the first phase of new student
accommodation there (see 6.4). It could however simply mean that some previously allstudent HMOs now have non-students living there. As Phases 2-3 of the student
accommodation development at the University of Hertfordshire come forward over the next
two years, HMO numbers will be carefully monitored.
6.15

Following a relatively high (50%) proportion of approvals in 2013/14 only a single
application has been approved in 2014/15, indeed this was only for a certificate of
lawfulness to authorise an existing HMO. The majority of applications in 2014/15 were
withdrawn prior to determination – generally indicating that they were likely to be refused –
and both of the applications that were refused were appealed and successfully defended by
the Council. This demonstrates the continued effectiveness of the HMO SPD – the
Inspector for one of the appeals noted in their decision (available online) that the SPD was
worthy of being given considerable weight because ‘it has apparently been adopted after
considerable research and public consultation, and it accords with national policy guidance
to the effect that plans and decisions need to take local circumstances into account’.

Indicator HO4
New dwelling density
<30dph

30-50dph

>50dph

Gross completions
(Without conversions)

Total development
area

Average
density

No

%

No

%

No

%

277

9.26 hectares

33.4dph

38

13.7%

177

63.9%

62

22.4%

6.16

2001/02
2002/03
2003/04
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15

The density of new development is calculated by dividing the number of gross completions
during the monitoring year, by the total development area of all sites with completions. This
gives an average density for the monitoring year of 33.4 dwellings per hectare (dph),
broadly similar to the 2013/14 figure of 32.2dph. However, that figure had been skewed
downwards by a small number of very low density sites, and masked that 2013/14 saw a
large number of completions on high density sites. This year the balance of site densities is
more evenly balanced, with the large numbers of completions on the various mixed-density
medium-size sites (see 6.8-6.9). The density breakdown when compared with previous
years is shown in Figure 16 below.
20%

63%

7%

70%

8%

22%
79%

5%

13%

54%

5%

41%

36%

3%

60%

37%

5%

61%

21%

74%

20%

16%

64%

31%

20%

18%

49%

29%

9%

54%
60%

32%

26%
9%

51%
30%

14%

0%

17%

23%
61%

64%

10%

22%

20%
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40%
50%
60%
70%
80%
90%
100%
% of gross dwelling completions in year (excluding conversions)
<30 dwellings per hectare
30 - 50 dwellings per hectare
>50 dwellings per hectare

Figure 16: New dwelling density in Welwyn Hatfield, by year
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Future Housing Land Supply
Indicator HO5
Future housing trajectory and five year housing land supply

6.17

The borough’s future housing land supply is one of the key reporting requirements for the
AMR – the National Planning Policy Framework sets out (paragraph 47) that planning
authorities should at all times be able identify sites sufficient to provide a five year supply of
housing land against their housing target.

6.18

The national Planning Practice Guidance states that the starting point for calculating a five
year housing land supply will be the housing requirement in Local Plans. Indicator HO1 of
the AMR sets out that the 378 dwellings per annum target in the 2012 Emerging Core
Strategy is based on the most up-to-date assessment of the borough’s ability to meet an
identified housing need, and this is therefore the primary basis for the calculation of the
borough’s housing land supply on the following page.

6.19

However, the Council acknowledges that the borough now has a higher housing need than
that set out in the Emerging Core Strategy – it has been established (through the 2014
Strategic Housing Market Assessment) that the need is in fact around 625 dwellings per
year. But the Planning Practice Guidance is clear that revised estimations of housing need
do not automatically equate to revised housing targets – they are merely the first stage in a
process which needs to take account of issues such as infrastructure capacity and
constraints such as the green belt, which in Welwyn Hatfield are significant.

6.20

The Guidance does indicate that in circumstances where emerging policy (i.e. the Local
Plan currently being prepared) is not capable of carrying sufficient weight (i.e. because it
does not yet represent a definitive strategy), it is nevertheless the latest housing need
figure that should be ‘considered’ when calculating housing supply. But that is accompanied
by the caveat that the types of issues and constraints being considered as part of the Local
Plan process should ‘moderate’ the amount of weight to be given to the need figures. In
light of the extensive evidence in the Council’s evidence base, the recent Local Plan
Consultation set out that only 10,150 dwellings could be delivered on ‘more favourable’
development sites over the 2011-2031 plan period – equal to 508 per annum. As such, the
625 dwellings per annum need figure is not an appropriate means for the assessment of
the borough’s five year housing land supply.

6.21

But because the 508 dwellings per annum figure is ‘emerging’, it also cannot immediately
be taken to be a new housing target. In addition to a relatively significant level of public
objection to a number of sites in the Local Plan Consultation (see Chapter 2), various
issues have been raised by statutory consultees and there are particular concerns around
the ability of the local highway network to cope with the amount of development proposed.
Work to better understand and resolve these issues is ongoing, and it will not be possible to
set a new housing target for the Local Plan until this has been completed.

6.22

Accordingly, based on the information presently available, it is still not considered that a
508 dwellings per annum target is sufficiently ‘moderated’ down from the 625 per annum
housing need figure for it to be an appropriate basis from which to calculate housing land
supply. It is very difficult at the present time to suggest what, if less than 508, any
alternative annual housing figure should be. Accordingly, the 378 per annum figure remains
the target used for monitoring purposes.
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Housing land supply calculation – 2012 Emerging Core Strategy Target
a
b
c
d
e
f
g
h
i
j
k
l
m
1

Emerging Core Strategy housing target 2011 to 2029
Annual housing target (a/18 years in plan period)
1
Completions 2011/12 to 2014/15 (Including C2 allowance )
Projected completions in current year 2015/16 (In Appendix 1)
Remaining housing requirement (a – c – d)
2
Annual build rate required (e/13 years left in plan period to 2029)
3
Annual build rate required with NPPF 5% buffer adjustment (f x 1.05)
Resultant five year supply housing land requirement (g x 5)
Projected supply of sites 2016/17 to 2020/21 (In Appendix 1)
4
Windfall assumption for 2019/20 and 2020/21 (38 per annum , x 2)
5
Non-implementation rate for permitted dwellings awaiting construction (427 x 0.024)
Actual projected five year supply (i + j – k)
Number of years supply (l/g)

6,800
378
1,176
546
5,078
391
410
2,050
2,697
76
10
2,763
6.74 years

C2 older peoples dwelling equivalents are included in the housing supply at a rate of 4:3 for each bedroom

2

Calculated using the ‘Liverpool’ method, where past undersupply is spread over the rest of the plan period
The NPPF requires either a 5% or 20% buffer to be added depending on whether an area has seen
‘persistent under-delivery’ of housing – as the build rate required in f is only 32 more than b, it is not
considered that there has been ‘persistent’ under-delivery and a 5% buffer is thus appropriate
4
The rate calculated in the 2014 SHLAA Phase 3 windfall assessment – no windfall can be expected in
years 1-3 as all of the sites to be delivered in those years are likely to already be known about
3

5

The historic proportion of dwellings granted permission but never built is 2.4%

6.23

Against the 2012 Emerging Core Strategy target of 6,800 dwellings for the period 20112029 (378 per annum), the borough has a 6.74 year supply of housing land. This is some
35% more than the five years required. Housing land supply has increased since the
2013/14 AMR – despite a large number of sites being removed from the trajectory as a
result of them being completed (and a small number being removed because of changes in
availability), the borough’s housing land supply has increased by 0.93 years.

6.24

There are two main contributors to the increase in housing land supply – the primary source
being the continued surge in prior notifications under the government’s temporary office-toresidential permitted development rights (see Indicator EC3). The second main contributor
to the increase is new urban redevelopment sites promoted to the Council in response to
the Local Plan Consultation – in many cases these will not be available for development
until beyond the end of the five year period, but there are a smaller number which will. In
addition there has, as ever, been a steady supply of windfall sites being granted planning
permission during the year. However, because these are largely small sites they have not
had as large an impact on housing supply. Full details of the sites contributing to the future
housing trajectory can be found in Appendix 1.

Homes for all
6.25

The Council has a duty not only to aim to ensure that there are enough homes in the
borough for those who need them, but that those homes are the right kinds of homes. The
provision of affordable homes, and the provision of pitches for the local Gypsy and Traveller
community, are particularly important components of this.

Indicator HO6
House prices

6.26

Figure 17 and the table below shows extracts from the Land Registry’s transaction
database – average house prices for the borough at the end of the monitoring year in
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March 2015 were £331,400. This is slightly below the Hertfordshire average, though this is
skewed by high prices in areas such as St Albans, and the borough’s house prices remain
well above the national and regional averages.
6.27

House prices in Welwyn Hatfield have seen a gradual increase throughout the economic
downturn, although with some significant fluctuations (notably January – March 2012). The
rate of house price increase has not been as rapid in recent years as in the mid-2000s,
although the trend line on the chart appears to suggest that house price increases may be
accelerating once again. Sales volumes show much greater fluctuation – locally, OctoberDecember 2014 saw the highest volume of house sales since 2007, whilst the following
quarter at the start of 2015 saw the lowest volume since 2009. Nevertheless, volumes
remain well below their 2002-2004 peak. As expected the steady increase in house prices
has adversely affected numbers of sales, although the more recent upward trend in sales
could in fact be driving up prices.
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Figure 17: Average house prices and sales volumes (with trend lines dotted) in Welwyn Hatfield since 1995
Data sources:
Local, county and regional data – Land Registry http://landregistry.data.gov.uk/app/ppd;
UK data – ONS House Price Index http://www.ons.gov.uk/ons/rel/hpi/house-price-index/index.html
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Indicator HO7
Housing affordability

6.28

Given the much higher than average house prices in Welwyn Hatfield, the affordability of
housing in the borough remains an issue. However, this year the Government has not
published any updates to its live data on the ratio between lower quartile earnings and
lower quartile house prices. Unfortunately, it has therefore not been possible to monitor
against this indicator.

Indicator HO8
New affordable housing completions

6.29

The provision of affordable housing in the borough is a key response to pressures of
housing affordability. Affordable housing can either be provided by the Council’s
Community Housing Trust or a number of registered social landlords operating locally, and
new affordable housing can either be the result of the direct construction of new properties
or the purchase of open market properties for use as affordable housing.

6.30

94 affordable homes have been added to the borough’s housing stock during the year –
26.4% of gross completions (excluding student housing which would not be expected to
provide an ‘affordable’ element). This is a significant increase in delivery from last year, and
is much closer to the average historic level of affordable housing provision in the borough
since the early 2000’s. Delivery has been boosted by completions on several medium-size
sites, and further increased by the Council’s Affordable Housing Programme which will
continue to accelerate in coming years. The new affordable housing completed has been
across a mix of tenures, allowing a broad range of housing needs to be met.

Year
2001/02
2002/03
2003/04
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15
Total

Total housing
completions (gross)
95
504
825
682
737
708
768
348
83
216
309
167
254
356
6,051

Affordable
completions (gross)
40
180
240
178
99
307
265
185
2
62
79
27
29
94
1,787

%
Affordable
42.1%
35.7%
29.1%
26.1%
13.4%
43.4%
34.5%
53.2%
2.4%
28.7%
25.6%
16.2%
11.4%
26.4%
29.5%

Tenure of 94 new affordable
homes 2014/15

37
For rent at ‘social’ levels

42
For rent at ‘affordable’ levels

15
For ‘shared ownership’

Figure 18: Breakdown of new affordable homes added to the borough’s housing stock during 2014/15

6.31





The breakdown of the 94 affordable homes added to the borough’s housing stock during
the year is:
19 new flats and 3 new houses at the former Three Valleys Water site in South Hatfield
19 existing homes purchased on the open market – several of them former HMOs – to be
let at social rents as part of the Affordable Housing Programme
8 new bungalows and 10 new houses at the former Hyde Social Club, Welwyn Garden City
12 new flats and 4 new houses at the former City Church in South Hatfield
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8 new houses at the former Mount Pleasant Depot in eastern Hatfield
6 new houses, replacing previously demolished Council bungalows in Essendon village
5 new flats on previously underused garden land in Panshanger, Welwyn Garden City

Figure 19: New affordable homes at the former Hyde Social Club on Hollybush Lane, Welwyn Garden City

Indicator HO9
New Gypsy and Traveller sites

6.32

There have been no new Gypsy and Traveller pitches completed in the borough during the
year. There therefore remain 57 authorised permanent pitches for 95 caravans throughout
the borough – 39 at the public Holwell Site near Essendon, with the remaining 18 across
three private sites (one near to Mill Green/Welwyn Garden City, one in Oaklands & Mardley
Heath and one in Welham Green). An additional 2 pitches with capacity for 4 caravans on a
site near Welham Green are permitted on a temporary basis until 2016. The borough also
has one established private site for Travelling Showpeople, for up to 7 caravans.

6.33

The Council published its Gypsy and Traveller and Travelling Showpeople Accommodation
Needs Assessment Report in 2012. This identified a need for 25 new Gypsy and Traveller
pitches in the period from 2011 to 2016. Only 3 pitches have been completed since then
(as well as the 2 temporary pitches) – there therefore remains an unmet need for new
Gypsy and Traveller accommodation in the borough in the short term. However, the Local
Plan Consultation Document, published during the year, set out proposals for 5 new sites.

Indicator HO10
Unauthorised Gypsy and Traveller sites

6.34

The Council works with a range of services providers to monitor cases where Gypsy and
Traveller encampments are established without planning permission, and also generally
without the permission of the landowner. During the monitoring year there were no
unauthorised encampments in the borough – given that there have been around 10 per
year in recent years, this is a significant change. However, this cannot be taken to mean
that demand for additional Gypsy and Traveller accommodation has declined. At the time of
the bi-annual caravan ‘census’ in January 2015, three of borough’s five established Gypsy
and Traveller sites were in excess of their capacity – with 24 more caravans than permitted
between them. This is a notable increase from 9 caravans more than permitted at the same
time in 2014, and just 1 at the same time in 2013.
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7. The Economy
This chapter sets out nine indicators on the state of the borough’s economy, covering changes to the floorspace and
land in employment uses, and information on the numbers of companies and jobs in the borough.

Employment land and floorspace
Indicator EC1
Changes in employment floorspace

7.1

This indicator monitors changes in ‘employment’ floorspace – Use Classes B1a (Office),
B1b (Research & Development), B1c (Light Industry), B2 (General Industry) and B8
(Storage and Distribution). It also measures floorspace in a mixture of the above uses
(shown as B Mix below), and sui generis uses which are closest to one of the uses above.
Use Class
2

Floorspace gain (m )
2
Floorspace loss (m )
2
Net change in floorspace (m )

7.2

B1a

B1b

B1c

B2

B8

B Mix

SG

Total

684
-4,657
-3,973

0
0
0

136
-486
-350

795
-223
572

3,958
-2,953
1,005

2,469
-873
1,596

0
-650
-650

8,702m
2
-10,502m
2
-1,800m

2

During the monitoring year, there has been a relatively significant overall loss of
employment floorspace throughout the borough. This follows a sizable gain in 2013/14,
although that had been the only year with a gain since 2009/10. The overall loss figure also
masks a much more significant loss of B1a office floorspace throughout the borough (see
Indicator EC3). The main components of change during the year were:
 A gain of 3,768m2 – the largest this year – with the construction of a new B8 warehouse
on one of the remaining vacant plots in Hatfield Business Park;
 The change of use of a 2,469m2 B8 warehouse on Mundells in Welwyn Garden City
Industrial Area to headquarters for Axalta Coating Systems, incorporating a mix of
office, research, manufacturing and training uses (included as B Mix above);
 No less than 8 separate losses of B1a office space – the largest being 2,938m2 on
Mundells in Welwyn Garden City Industrial Area, converted to flats (see next page);
 Another large loss of office floorspace (660m2) at Rosanne House on Parkway in
Welwyn Garden City – however this was the result of a grant of planning permission
and has resulted in new D1 floorspace for mental health services, a significant benefit;
 The loss of a small amount of B Mix floorspace, again on Mundells, to create a new
gym. This reflects a increasing demand within Welwyn Garden City to convert
employment land to leisure and community uses, although this is the only one to have
been permitted on a permanent basis;
 The loss of a 910m2 car repair centre on Hall Grove in Welwyn Garden City, for
housing.
39

Indicator EC2
New employment floorspace on PDL

7.3

All 8,702m2 of the new employment floorspace completed within the monitoring year was
on previously developed land (PDL).

Indicator EC3
Loss of employment land to non-employment uses

7.4

During the monitoring year some 13 sites changed from an employment use to a nonemployment use, resulting in the loss of 1.94 hectares of employment land. Although this is
less than the 3.29 hectare loss in 2013/14, around 90% of the 2013/14 loss was a single
site which had been specifically allocated for residential redevelopment as far back as the
2005 District Plan. The loss of employment land this year is therefore cause for concern –
and given evidence from the Council’s 2014 Economy Study that the borough does not
have significant reserves of vacant employment land, repeated losses of this scale would
clearly not be sustainable as the Council attempts to maintain a healthy local economy.

7.5

It is also therefore particularly concerning that recent losses of employment land are
dwarfed by the amount of land expected to be lost in coming years – largely the result of
schemes to convert office buildings to a residential use, a change which does not require
planning permission. By the end of the monitoring year the Council had been notified of 28
such schemes around the borough (see p21), at least 14 of which are known to be coming
forward (another 4 have already been completed) and which will result in the further loss of
at least 4.16 hectares of employment land and nearly 30,000m2 of floorspace. At the time of
writing, this had extended to 31 schemes resulting in the loss of at least 5.17 hectares of
employment land and nearly 34,000m2 of floorspace.

7.6

The government’s intention in introducing these permitted development rights was to create
much-needed homes from empty offices, and there are some office-to-residential sites in
the borough where offices were indeed underused. However, there are also examples of
much more prime office spaces being lost. One such example – the former Xerox
headquarters in Welwyn Garden City – will see the loss of an entire 4 hectare office
campus, on a prime location, right in the centre of the employment area. In addition to the
impacts upon employment land supply, some of these sites are also – by their nature –
some way from other residential communities and facilities such as schools and shops.

Figure 20: Former offices on Mundells in Welwyn Garden City Industrial Area, now converted to flats.
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7.7

Losses of employment land in rural areas have also previously been a particular concern in
the past, given the need to support the rural economy. Two of the losses of employment
land to non-employment uses were in rural areas, together totalling a loss of 0.34 hectares.
Whilst a small loss in the context of the overall loss of employment land, this is still a
relatively large figure and could have led to the loss of some rural jobs. However, both
losses will more positively enable the gain of new homes in rural parts of the borough.

Indicator EC4
Employment land availability

7.8

The borough has two sources of available employment land – sites allocated for
employment in SPDs or the 2005 District Plan but which remain vacant or are under
construction, and sites elsewhere with planning permission but which have not yet been
completed.

Figure 21: Employment sites which remain available; either allocated in an SPD or the 2005 District Plan:
Left: Shire Park (top) and Broadwater Road SPD site (bottom) around Welwyn Garden City Industrial Area
Top right: Mater Dei site within the Burrowfield Employment Area, Welwyn Garden City
Bottom right: Four sites around Gypsy Moth Avenue in Hatfield Business Park
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Use Class

B1a

B1b

B1c

B2

B8

B Mix

SG

Total

District Plan allocations (ha)
Other permissions (ha)
Total (ha)

0
0.33
0.33

0
0
0

0
0.67
0.67

0
0.75
0.75

0
1.35
1.35

14.91
0.43
15.34

0
0.62
0.62

14.91ha
4.15ha
19.06ha

7.9

The total available employment land of just over 19 hectares is a 9.3% reduction from the
20.6 hectares available in 2013/14 (the 2013/14 AMR stated a figure of 21.6 hectares, but
this included some inadvertent double-counting). The reduction is largely the result of the
completion of a new B8 warehouse on one of the remaining plots within Hatfield Business
Park, as well as the granting of permanent permission for a car park to serve Tesco’s
growing HQ in Shire Park, Welwyn Garden City. There have also been some small
additions to the borough’s supply of employment land as result of new planning
permissions being granted. The decrease follows a similar take-up of vacant land in
Hatfield Business Park and small number of new permissions last year, and continues to
suggest a slight recovery in demand for employment floorspace following the recession.

7.10

The remaining seven available employment sites from the 2005 District Plan are shown in
Figure 21. Four of the sites are clustered close to one another within Hatfield Business
Park, two are within Welwyn Garden City Industrial Area, and one is located within the
Burrowfield Employment Area in Welwyn Garden City. During the year, the Local Plan
Consultation included the possibility of allocating a new employment site in Welham Green
for high-technology bioscience uses, in order to boost the amount of employment land in
the borough in the long term. This will be considered as the Local Plan progresses.

Businesses, Jobs and Skills
Indicator EC5
Number of enterprises
Welwyn Hatfield
Type of count
2013

2014

Change 2013-2014

Number of enterprises
4,045
4,250
205 (+5.07%)
Number of ‘local units’
4,840
5,035
195 (+4.03%)
Data source: Inter-Departmental Business Register via NOMIS
https://www.nomisweb.co.uk/reports/lmp/la/1946157231/report.aspx

National change
2013-2014
96,110 (+4.57%)
96,225 (+3.78%)

7.11

The number of enterprises in an area can be broken down in two ways: the actual number
of enterprises with registered premises within an area, and the number of ‘local units’ –
individual business premises of registered enterprises within an area. Tesco for example
would only appear once in the number of enterprises, but would appear several times in the
number of local units to account for its Welwyn Garden City headquarters, Welham Green
distribution centre, Hatfield superstore, and Welwyn, Cuffley and Panshanger expressformat stores.

7.12

It can be seen that both the numbers of enterprises and local units within the borough have
risen significantly during the year, indeed marginally more so than the national averages for
each. This is in contrast with the change between 2012 and 2013 reported in the previous
AMR, which was largely static at a local level and increased by less than 1% nationally.
This continues to suggest economic improvement beyond the recession.
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Indicator EC6
Jobs and job density
Previous %
change (20112012)
Jobs total
79,000
83,000
+4,000
+5.1%
+5.3%
Welwyn
Hatfield
Job density
1.07
1.10
+0.03
+2.8%
+4.9%
Jobs total
605,000
624,000
+19,000
+3.1%
+2.0%
Hertfordshire
Job density
0.84
0.86
+0.02
+2.4%
+2.4%
Jobs total
5,229,000
5,363,000
+134,000
+2.6%
+4.0%
London
Job density
0.92
0.93
+0.01
+1.1%
+3.4%
Jobs total
31,957,000 32,448,000
+491,000
+1.5%
+0.7%
UK
Job density
0.78
0.80
+0.02
+2.6%
No change
Data source: Inter-Departmental Business Register via NOMIS – https://www.nomisweb.co.uk/default.asp
Area

Jobs figure

2012

Change
2012-2013

2013

%
change

7.13

ONS figures on numbers of jobs take around two years to be published – the most up to
date total is therefore from 2013. Whilst the economy was still emerging from recession in
2013, total jobs in the borough were once again estimated to have increased significantly,
reaching 83,000. This is now well above the pre-recession jobs peak of 78,000, in 2008.

7.14

Job density (the ratio of jobs to the working age population aged 16-64) has also increased
significantly, to 1.10. This is well above not only the national and county averages but is
higher than the London average as well, highlighting the continued attractiveness of the
borough as a place to locate a business. The only local authorities in the East of England
with higher job densities in 2013 were Cambridge (1.18) and Watford (1.32), although both
are significantly ‘underbounded’ – meaning that many of their nominal residents actually
live in surrounding authority areas but travel into Cambridge/Watford ‘proper’ to work.

Indicator EC7
Average earnings
£775.00
Welwyn Hatfield
£725.00

Broxbourne
East Herts
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North Herts

£625.00
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St Albans

£575.00

Hertsmere
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£525.00

Enfield

£475.00

Hertfordshire

£425.00

Great Britain
£375.00
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Figure 22: Average weekly earnings per resident employee for Welwyn Hatfield and surrounding authorities.
Data source: ONS annual survey of hours and earnings via NOMIS – http://www.nomisweb.co.uk/default.asp

7.15

Figure 22 shows that the average earnings of working-age Welwyn Hatfield residents in
2014 increased to £592.30 per week, a new high. Because national average earnings have
not increased as significantly, borough residents’ average earnings are now £71.50 per
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week above the national average. Average earnings in the borough remain below the
Hertfordshire average, but only by £8.90 per week (compared to £46.40 per week in 2013).
Although these figures should be treated with a degree of caution given the relatively low
sample sizes used in the annual ONS survey and tendency for earnings to fluctuate slightly
from year to year, this appears to be positive news for the borough.
7.16

The average earnings of people employed in the borough in 2014 (regardless of where they
lived) was £572.00 per week. This is a dramatic increase from the 2013 figure of £500.60
per week, although the 2013 figure had been a large decrease from 2012 and in hindsight
appears to have been something of an anomaly.

Indicator EC8
Unemployment levels

7.17

The level of unemployment in an area is one of the most closely-followed indicators of
economic health, and can be measured in several ways. The most literal measure of
unemployment comes from the ONS annual population survey (via NOMIS). This indicates
that the percentage of people of working age who are not currently in employment, except
where they are economically inactive (for example because they look after family at home
or are retired). By this measure the current (2014/15 average) official unemployment rate in
Welwyn Hatfield is 5.1%. This is a decrease from the 2013/14 figure of 5.8%, and remains
well below the national average for 2014/15 of 6.0%.

7.18

Numbers of Job Seekers Allowance (JSA) claimants are another means of monitoring
unemployment. JSA is intended to address the financial hardship of unemployment, but not
all unemployed people are eligible to claim – for example, the income of an unemployed
person’s spouse may put their household’s income above the required threshold.
Unemployed people may also choose not to claim JSA for a variety of reasons. JSA
claimant rates are therefore a better indicator of the actual deprivation caused by
unemployment. As JSA figures indicate the actual number of claimants, they are also more
reliable than overall unemployment figures which are estimates based on a sample.

7.19

The rate of JSA claimants within Welwyn Hatfield
was 1.3% in March 2015. Figure 23 to the right
shows the breakdown in the number of claimants
around the borough – Peartree in Welwyn Garden
City still has the highest number of claimants by
some margin, although numbers have fallen
significantly from 3.7% in March 2014. The ward with
the second highest proportion of claimants is now
Fig 23: Percentage of working age residents claiming JSA
in March 2014 by ward. Data source: NOMIS, as above.
1 – Peartree (3.0%)
10 – Hatfield West (1.0%)
2 – Haldens (2.0%)
11 – Howlands (1.0%)
3 – Hatfield Central (1.8%) 12 – Hatfield Villages (0.9%)
4 – Panshanger (1.6%)
13 – Welham Green (0.8%)
5 – Hollybush (1.4%)
14 – Northaw & Cuffley (0.7%)
6 – Hatfield East (1.3%)
15 – Welwyn West (0.6%)
7 – Hatfield South (1.3%) 16 – Welwyn East (0.6%)
8 – Handside (1.2%)
17 – Brookmans Park & Little
Heath (0.4%)
9 – Sherrards (1.2%)
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Haldens in Welwyn Garden City, as Hatfield Central falls to third (having been the ward with
the highest number of claimants as recently as 2013), mirroring changes seen in the new
Indices of Multiple Deprivation (Indicator BP2). There are now 8 wards with claimant rates
lower than 1.0% (in 2014 there were just 4) – the ward with the lowest rate continues to be
Brookmans Park and Little Heath at 0.4%. By comparison, there are now 6.5 times more
JSA claimants in Peartree than in Brookmans Park and Little Heath.
7.20

Figure 24 below shows how JSA claimant rates for the borough as a whole relate to
surrounding districts, as well as the Hertfordshire and Great Britain averages. Welwyn
Hatfield’s claimant rates have, in common with other areas, continued to fall from their
2009-2012 peak during the global economic downturn – although for the last few months
there has been very little change. This may suggest that claimant numbers will now stay at
their historic pre-recession levels – the current borough claimant rate of 1.3% is well within
the 1.1-1.7% claimant range that was typical of much of the 2000s. The borough’s claimant
rate remains well below the national average and continues to broadly match the
Hertfordshire average – at a district level, the borough is similar to Hertsmere and North
Hertfordshire.
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Figure 24: Percentage of working-age residents claiming JSA for Welwyn Hatfield and surrounding authorities.
Data source: ONS annual survey of hours and earnings via NOMIS – http://www.nomisweb.co.uk/default.asp
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7.21

A further means to assess unemployment is the number of ‘NEETs’ in an area – the
proportion of young people aged 16-18 who are Not in Employment, Education or Training.
This can be another useful indicator, with high numbers of NEETs potentially having social
as well as economic consequences. Figures on NEETs are only available at education
authority level – the relevant figure is therefore the figure for Hertfordshire, with 3.7% of 1618 year olds in the county having NEET status in 2014 (Data source: ONS). This compares
favourably with the 4.7% national average. If the number of NEETs in Hertfordshire were
split proportionately (based on population) between the 10 districts, there would be around
138 16-18 year olds with NEET status in Welwyn Hatfield.

Indicator EC9
Educational attainment and skills
Location of school

2009/10

2010/11

2011/12

2012/13

2013/14

Welwyn Hatfield
77%
82%
86%
87%
69%
Hertfordshire
80%
84%
85%
84%
73%
East of England
74%
78%
81%
80%
66%
England
75%
80%
82%
82%
64%
Data source: Department for Education – https://www.gov.uk/government/collections/statistics-gcses-keystage-4 and http://www.education.gov.uk/schools/performance/geo/pconE14001027_all.html

7.22 Official figures on the percentage of students attaining 5 or more A*-C GCSE grades show
a significant fall from the previous year at all levels. However, rather than necessarily reflecting
worsened performance, there have been significant methodological changes in terms of what is
included in these figures – pupil re-sits are excluded, and the number of ‘non-GCSE’s’ have been
reduced. The borough’s GCSE attainment remains somewhat better than the East of England and
England averages, although has now slipped behind the Hertfordshire average GCSE attainment.
The poorest performing state school in the borough was Sir Frederic Osborn in Welwyn Garden
City where 49% of pupils achieved 5 A*-C GCSE grades – the best performing was Bishops
Hatfield (in Hatfield), at 79%.

Qualification level

Welwyn Hatfield
(numbers)

Welwyn
Hatfield (%)

Hertfordshire
(%)

East (%)

Great
Britain (%)

No qualifications
NVQ1 equivalent and above
NVQ2 equivalent and above
NVQ3 equivalent and above
NVQ4 equivalent and above
Other qualifications

3,500
63,200
56,600
41,500
27,200
6,700

4.8%
86.0%
77.1%
56.5%
37.1%
9.2%

5.7%
88.8%
78.7%
63.4%
43.5%
5.5%

8.1%
86.0%
72.1%
54.1%
33.1%
5.9%

8.8%
85.0%
73.3%
56.7%
36.0%
6.2%

Data source: 2014 ONS annual population survey via NOMIS – http://www.nomisweb.co.uk/default.asp

7.23

According to the ONS population survey, the proportion of working age residents with
qualifications at NVQ level 4 and above (first degrees or degree equivalents) in Welwyn
Hatfield is above the regional and national averages, although below the county average of
43.5%. The 37.1% proportion is also a slight decrease from 2013, when the percentage of
working age residents with qualifications at NVQ level 4 was 37.4%. However, figures are
available this year for working age residents with ‘other qualifications’ – at 9.2%, this is well
above the comparable averages, and means that the proportion of borough residents with
no qualifications is well below the comparable averages.
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8. The Environment and Sustainability
This chapter contains indicators covering the borough’s environment and the sustainability of new development;
across a range of topics including the historic environment, wildlife, open space, green belt, energy, and transport.

The Historic Environment
Indicator EN1
Changes to the historic built environment
2013/14
Type
Listed Buildings
Of which Grade I
Of which Grade II*
Of which Grade II
Conservation Areas
Areas of Archaeological Significance
Scheduled Ancient Monuments
Registered Historic Parks/Gardens

o

2014/15
Comment

o

N of sites

Area

N of sites

Area

427
7
23
395
8
73
4
5

n/a
n/a
n/a
n/a
374ha
1,071ha
n/a
972ha

427
7
23
395
8
73
4
5

n/a
n/a
n/a
n/a
374ha
1,071ha
n/a
972ha

No change
No change
No change
No change
No change
No change
No change
No change

Heritage assets at risk
1
n/a
1
n/a
No change
Data sources:
National Heritage List for England, Historic England – https://www.historicengland.org.uk/listing/the-list
Heritage at Risk Register, Historic England – https://www.historicengland.org.uk/advice/heritage-at-risk
Hertfordshire Historic Environment Record via Heritage Gateway – http://www.heritagegateway.org.uk

8.1

There have been no changes to the number of designated heritage assets in the borough
during the monitoring year. However, there have been substantial changes to two Grade II
listed structures. Maran House, a sprawling residential property in Digswell, has been split
in two – the historic original house remains listed, but its 20th century extension has
effectively been de-listed following the demolition of the part of the extension which linked it
to the original house. This has the effect that the original house is now less compromised
by its more recent addition, but equally frees the 20th century extension from the restrictions
associated with being listed.

8.2

The other altered listed structure is one of the newest in the borough – the 1965 William
Mitchell concrete sculpture, once an integral part of the now-demolished Lee Valley Water
Company headquarters in Hatfield. This has been relocated and restored as part of the
redevelopment of the site for housing (Figure 25 overleaf), giving the sculpture a secure
future. Given the size of the sculpture, and the site’s designation for housing, this might
otherwise have been challenging to achieve.
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Figure 25: The 1965 William Mitchell concrete sculpture, in its new location amongst apartment in Hatfield

8.3

Historic England’s Heritage at Risk Register continues to show that one listed structure in
the borough – the Grade II* listed Paine Bridge at Brocket Hall in Lemsford – is at risk.
However, Council officers disagree with its assessment – though there is some minor
superficial damage on one side, it is in a good condition and carries vehicular traffic on a
daily basis. The bridge’s inclusion may be an error – another bridge within the Brocket Hall
estate requires much more significant repair work, but it is located within St Albans District.

The Natural Environment
Indicator EN2
Changes in areas of biodiversity importance
2013/14
Type

o

N of sites

2014/15
Area

o

N of sites

Wildlife Sites
191
1,654ha
191
Local Nature Reserves
9
350ha
9
Sites of Special Scientific Interest
5
328ha
5
Special Areas of Conservation
1
6ha
1
Data sources:
DEFRA/Natural England MAGIC mapping service – http://magic.defra.gov.uk
Herts Biological Records Centre via the Herts and Middlesex Wildlife Trust

8.4

Comment
Area
1,654ha
350ha
328ha
6ha

No change
No change
No change
No change

There have been no changes in the number or area of Wildlife Sites, Local Nature
Reserves, Sites of Special Scientific Interest and Special Areas of Conservation within the
borough during the year.

Indicator EN3
Condition of SSSIs

8.5

There are five Sites of Special Scientific Interest (SSSI) in Welwyn Hatfield. Three are fully
within the borough – Sherrardspark Wood in Welwyn Garden City, Water End Swallow
Holes, and Northaw Great Wood; whilst the other two cross the borough boundary –
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Redwell Wood near South Mimms, and Wormley-Hoddesdonpark Wood South near
Newgate Street. None of the borough’s SSSIs have had their condition assessed by
Natural England during the monitoring year (report available online), and the most up-todate information of the conditions of SSSIs remains the same as that in the 2012/13 AMR.

Indicator EN4
New development in the green belt

8.6

The amount of designated green belt land in the borough remains the same as in 2013/14,
although during the monitoring year the Council has consulted on proposals to remove land
from the green belt to meet development needs as part of the Local Plan process.
Development is otherwise restricted in the green belt, although it is not necessarily
precluded where judged to be appropriate in accordance with the District Plan and the
National Planning Policy Framework, or very special circumstances are demonstrated.

Type of development in
the green belt

Gross
completions

Demolitions/
changes of use

Net
completions

% of all completions
in green belt

Residential development
Commercial development

23 dwellings
2
514m

14 dwellings
2
904m

9 dwellings
2
-390m

2.5%
N/A

8.7

During the monitoring year there has been a net gain of 9 dwellings in the green belt,
slightly higher than in previous years (although the percentage figure of 2.5% is clearly still
very low). This is largely the result of the completion of 6 new affordable homes in
Essendon (see 6.33), a relatively large number by green belt standards, and for which the
corresponding demolition of 8 dwellings previously on the site took place in the 2013/14
monitoring year. There has at the same time been a relatively large loss of commercial
floorspace in the green belt – this is the result of demolitions on several sites as part of
residential redevelopments, judged to be appropriate reuses of those sites.

Indicator EN5
Amount of urban open land

8.8

The borough currently has around 241 hectares of designated Urban Open Land (UOL).
This land is protected by Policy OS1 of the 2005 District Plan, which broadly restricts
development within areas of UOL unless the development in question would enhance it.

8.9

During the monitoring year, a single planning application has been granted on an area of
UOL – for the redevelopment and enhancement of Bishops Hatfield Girls School on Woods
Avenue in Hatfield (see Figure 26 on the following page). Whilst a relatively significant
proposals in terms of land area, only a very small part of the new buildings will encroach
onto UOL – resulting in the loss of around 500m2 of UOL168. However, the redevelopment
will also result in the effective regaining of a separate 850m2 of UOL which the 2015 Local
Plan Consultation Document was having to propose for deletion, as buildings constructed
within UOL168 since its original designation will now be demolished.
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Existing UOL to
be lost to
development
UOL already proposed to
be de-designated, but
now not necessary once
buildings demolished
Area not currently UOL but could
be designated once existing
buildings demolished
Figure 26: Potential losses and gains of UOL as part of the redevelopment of Bishops Hatfield Girls School

8.10

Furthermore, the redevelopment provides an opportunity to designate a much larger new
area of UOL – the new school will broadly occupy existing tennis courts, whilst the land
currently occupied by school buildings will become open space. This could amount to a
major gain of around 12,000m2 (1.2 hectares) of UOL. The potential for such a designation
to be made will be considered through the ongoing Local Plan process.

8.11

During the year, the Local Plan Consultation Document has also already proposed for
formal designation of significant new areas of UOL, totalling around 40,000m2 (4 hectares).
This largely comprises the open space within a number of the larger housing developments
to have been completed within the borough since the 2005 District Plan made the current
UOL designations, and would mean new designations in Welwyn village; around the
Chequers area of southern Welwyn Garden City; within the former Aerodrome and
Salisbury Village in Hatfield; as well as in Hatfield’s Ellenbrook area These new UOL
designations, if carried through into the Draft Local Plan, would enable the long term
protection of these open spaces.

Indicator EN6
Open space with a Green Flag Award

8.12

The Green Flag Award Scheme is run by the Department for Communities and Local
Government, and recognises and rewards the best green spaces in the country. The 52
hectare Stanborough Park and 16 hectare King George V Playing Fields in Welwyn Garden
City have both long held the award, and in 2014 the 5 hectare Welwyn Hatfield Lawn
Cemetery in Hatfield won for the first time. All three have retained the award in 2015 in
recognition of their quality, good facilities and standard of management – this means that
the total area of open space in the borough with a Green Flag Award is 73 hectares.
50

The sustainability of new development
Indicator EN7
Renewable energy generation

8.13

The amount of new renewable energy capacity being completed is an important indicator,
given society’s need to reduce carbon emissions. Most small-scale schemes for renewable
energy generation (such as solar photovoltaic or thermal panels on houses) do not require
planning permission. It is therefore only possible to monitor the large-scale or standalone
schemes which do, as well as renewable energy provision in new development.

Energy
source
Committed
(In supply)
Completed
2014/15

Wind
o

Solar PV

Solar
thermal

o

o

N

Capacity

N

1

Not
known

16

0

N/A

4

Capacity

0.100
MW

0.017
MW

N

5
1

Capacity

Not
known
Not
known

Anaerobic
digestion
o

N

Capacity

1

1.000

0

N/A

MW

CHP

Other
Total

o

o

N

Capacity

N

2

Not
known

6

0

N/A

3

Capacity

Not
known
Not
known

1.100
MW

0.017
MW

8.14

During the monitoring year, 0.017MW of renewable energy capacity was completed. Whilst
a very small amount in the context of the borough’s overall energy needs, the 8 known
completions have enabled the respective buildings and sites with which they are associated
to be more self-sufficient. Examples include the incorporation of 0.013MW of solar
photovoltaic panels into the development of 16 new homes at the former City Church in
South Hatfield.

8.15

The amount of known committed renewable energy capacity in the borough has increased
slightly during the year, but is still largely comprised of the new 1.0MW anaerobic digestion
plant in Cuffley which is now under construction. There will be an additional major increase
in renewable energy capacity from the completion of a new Combined Heat and Power
(CHP) plant within the University of Hertfordshire College Lane Campus redevelopment,
although its exact final capacity is not known. This is also currently under construction.

Indicator EN8
Planning applications granted contrary to Environment Agency advice

8.16

The Environment Agency (EA) issues advice on planning applications which raise potential
issues relating to flood risk, water quality and contamination. During the monitoring year the
EA objected to two planning applications in the borough – in one case because an
unsatisfactory Flood Risk Assessment had been submitted, in the other because no Flood
Risk Assessment had been submitted at all. In one case the EA was satisfied with
amendments made to the applications by the applicants – the other application has not yet
been determined. There were therefore no applications granted contrary to EA advice.

Indicator EN9
New development complying with parking standards

8.17

The figures opposite show the compliance of both residential and non-residential
development completed in the monitoring year against the Council’s Parking Standards
Supplementary Planning Guidance, adopted in 2004. However, this year the way in which
the figures are presented has changed somewhat – in August 2014 the Council adopted an
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Interim Policy for Car Parking Standards. This means that the ‘maximum’ standards in the
2004 SPG are now treated as ‘guidelines’, to better reflect the realities of car ownership
within Hertfordshire. Accordingly, this and future AMR’s will instead monitor the number of
developments providing between 33% less and 33% more parking than the guidelines.
2014/15 residential sites completed*

Number within +/-33% of guidelines

% within +/-33%**

44
32
*Only those sites where sufficient information was available to make an assessment
**Based on car parking only (cycles not taken into account)

8.18

72.7%

The proportion of sites providing close to the guideline amount of parking is relatively high,
at 72.7%. Very few sites provided significantly less parking than required – the majority of
the remaining 27.3% of sites provided significantly more parking than required. Indeed the
majority of these were small rural sites where it would already be expected that residents
would be reliant on a car to get around, and as such an overprovision of parking will not
have any further detrimental impact upon encouraging sustainable transport. As the
‘guidelines’ approach to the parking standards becomes more established, this rate of
compliance will be important to follow.
Use Class

2014/15 non-residential
sites completed*

Number within +/33% of guidelines

% within +/-33%**

A (Retail etc)
B (Employment etc)
C (Residential institutions etc)
D (Leisure, community etc)
Total

8
6
Nil
5
19

6
4
N/A
4
14

75.0%
66.7%
N/A
80.0%
73.7%

8.19

For non-residential sites, the proportion providing close to the guideline amount of parking
is also relatively high at 73.7%. This is in marked contrast to the 42.3% figure in the
2013/14 AMR when compliance depended on the number of spaces provided being exactly
the same as the number stated as required in the Parking Standards SPD. It better reflects
the variability in need for parking on non-residential sites depending on circumstances, and
suggests that the Interim Policy ‘guideline’ approach is indeed more realistic.

Indicator EN10
New development accessibility by public transport
New homes within 30 minutes by public
transport of key facilities

2010/11

2011/12

2012/13

GP surgery
98%
100%
99%
Hospital
91%
88%
87%
Primary school
99%
100%
100%
Secondary school
99%
99%
99%
Employment area
93%
99%
99%
Major retail centre
98%
99%
98%
Data source: TRACC accessibility software, via Hertfordshire County Council

8.20

2013/14

2014/15

100%
98%
100%
100%
99%
100%

98%
88%
97%
99%
98%
96%

Gross dwellings completed during the year are very slightly less accessible by public
transport than in previous years, reflecting that there have been a higher than normal
number of new homes completed in green belt locations during the year. However, the
proportion of development that is accessible by public transport is still extremely high – a
sustainable outcome which should continue to be a priority for the future.
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9. Infrastructure
This chapter covers the development of the borough’s infrastructure, including its future infrastructure needs. The
chapter includes an indicator on the amount of ‘Section 106’ funding held and collected during the year.

9.1

Ensuring that development has infrastructure to support it is a key part of making Welwyn
Hatfield a pleasant and convenient place to live and work. To do this the Council works
closely with other public authorities such as Hertfordshire County Council in respect of
education and the Environment Agency in respect of flood risk, as well as private sector
service providers such as bus operators and utility companies.

9.2

During the year, a £9m programme of improvements by Network Rail and Hertfordshire
County Council around Hatfield Railway Station has been progressing. A large new multistorey car park has been completed, providing significant new parking capacity which will
improve the accessibility of the station to the surrounding area. A new footbridge with lifts
has also been completed, making the station fully accessible to all for the first time. Finally,
a new station building has been completed – much more befitting of the gateway to the
town, the Old Hatfield Conservation Area and Hatfield House in particular – replacing the
existing 1970s-built structure. Work to create a new bus interchange, taxi rank and
improved public realm is still ongoing, and will complete the station’s transformation. This
will also include the construction of a new street-level pedestrian crossing to replace the
now-closed subway, as well as the narrowing of the A1000.

Figure 27: Hatfield’s new station building, with the new multi-storey car park to the right and new footbridge
visible between the two. The existing station building is just visible on the left, behind the new one

9.3

The year has also seen improvements to the northbound A1(M) at Welwyn – this suffers
severe congestion during evening peak travel times as three running lanes reduce to two,
at the same time as traffic joins the motorway at Junction 6. As part of its ‘Pinch Point
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Programme’, Highways England has invested £4.5m to change the road layout, so that a
lane of traffic drops off before the junction (rather than within it), allowing traffic more time to
merge so that it is flowing more smoothly by the time additional traffic joins at Junction 6.
9.4

Looking beyond the next few years, further and more significant improvements to the A1(M)
have now been announced. Principal among these is the conversion of the section north of
Junction 6 at Welwyn to a ‘smart motorway’, with the hard shoulders of the motorway used
as running lanes at peak times. This effectively moves the motorway’s three-lanes-to-two
bottleneck out as far as Letchworth in North Hertfordshire, by which point traffic levels are
lighter. This is not only expected to benefit the borough’s residents, but also the borough’s
workforce and businesses that rely on the A1(M).

9.5

As a means to deliver the larger number of smaller scale infrastructure improvements
needed to support the growth proposed during the year in the Local Plan Consultation
Document, a Draft Infrastructure Delivery Plan (IDP) was also published. As well as the
more typically thought of ‘physical’ infrastructure (such as transport and utilities), the Draft
IDP identifies requirements for social infrastructure (such as schools and community
facilities) and green infrastructure (such as open spaces and conservation areas) required
to support growth. The IDP will facilitate further dialogue with service providers and
developers, and is seen as a ‘living’ document that will continue to evolve. It will be able to
influence spending priorities for public bodies and service providers, and form the basis of
the Council’s future Community Infrastructure Levy charging schedule.

Indicator IN1
Section 106 funds collected and held

9.6

Section 106 legal agreements are a key mechanism by which infrastructure, for which the
need occurs as a direct result of development, can be funded. It is also a means by which
funding for other projects can be secured (such as offsite affordable housing); as well as a
means to secure other non-financial measures (such as requiring a developer to provide
affordable housing within a development site).

9.7

S106 agreements are secured in accordance with the Council’s adopted Planning
Obligations Supplementary Planning Guidance. Many also fall under Hertfordshire County
Council’s Planning Obligations Toolkit, which covers contributions for county-provided
services such as education and highways. Though these contributions are requested by the
County Council, borough and district councils are responsible for negotiating and collecting
contributions from applicants.

9.8

During the year, the Council received a total of £113,000 and spent a total of £34,000 in
S106 funding for projects within its own remit:





£80,000 was received from the developer of new housing at the former Three Valleys
Water site in Hatfield, to fund local play equipment specifically for 11 to 17 year olds;
£22,000 was received from the developer of new housing at the former Clock Hotel site in
Welwyn, to fund a range of measures including waste and recycling facilities and
allotments;
Smaller amounts (less than £10,000) were spent and collected from a number of
developments; funding a range of measures such as tree planting, bus infrastructure,
nature improvement, allotments and waste and recycling facilities.
54

9.9

Hertfordshire County Council, by the nature of its remit in being responsible for generally
more ‘high value’ services and infrastructure, generally receives and spends much larger
sums of S106 money (though as noted above, it is the borough council that is responsible
for securing these amounts). During the year Hertfordshire County Council received £1.38
million, funding a range of schemes including:












£473,000 from the developers of six sites, to fund improvements to primary education
facilities in the borough;
£211,000 from the developers of four sites, to fund improvements to secondary education
facilities in the borough;
£167,000 from the developer of new housing at the former Mount Pleasant Depot in
Hatfield to fund sustainable transport improvements, including footway and bus
infrastructure improvements in the area surrounding the site;
£101,000 from Tesco in association with improvements to its Welwyn Garden City
headquarters, as a safeguard to fund remedial transport measures if a planned reduction in
car drivers to the site is not delivered;
£64,000 from the developers of five sites, to fund improvements to nursery education
provision in the borough;
£60,000 from the developer of new housing at Sir Frederic Osborn School in Welwyn
Garden City, to fund sustainable transport improvements around the site;
£55,000 from the developers of eight sites, to fund improvements to library facilities around
the borough;
£50,000 from the developer of new housing at the former Clock Hotel in Welwyn, to fund
sustainable transport improvements around the site;
Smaller amounts (less than £50,000 cumulatively) from a number of developments; funding
a range of measures such as childcare, youth provision, and sustainable transport.

9.10

During the year Hertfordshire County Council spent £2.12 million in S106 money within the
borough, funding a range of schemes including:



£1.43 million on the ongoing improvements to the area immediately around Hatfield
Railway Station, including the construction of the new bus interchange;
£362,000 on continued support for the network of bus services to and around Hatfield
Business Park;
£114,000 on improvements to Oak View Primary School in Hatfield;
£33,000 on improvements to Holwell Primary School in Welwyn Garden City;
£11,000 on improvements to St Michaels Primary School in Woolmer Green;
Smaller amounts (less than £10,000 per scheme) on improvements to several day
nurseries around the borough, and to Hatfield Library.
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10. SPD Site Monitoring
This chapter monitors the progress and implementation of the three development sites in the borough which are
currently the subject of emerging or adopted Supplementary Planning Documents (SPDs)
10.1

Supplementary Planning Documents (SPDs) set out additional detail to District Plan (and in
the future, Local Plan) policies in certain topics or areas. They are used in the
determination of planning applications, and assist both the Council in articulating its
development aspirations and developers in preparing their proposals.

10.2


Three sites in the borough currently have SPDs to help guide their development:
The High View SPD was adopted in April 2011. It sets out policies for the redevelopment of
the High View District Centre in South Hatfield, to incorporate some residential use.
The SPD for the Welwyn Garden City Town Centre North has now been adopted. It sets
out plans for a mixed-use, retail-led development at the north end of the town centre.
The Broadwater Road West SPD was adopted in December 2008. It sets out the Council’s
vision and a masterplan to help to shape the mixed-use redevelopment of this key site,
immediately east of Welwyn Garden City Town Centre across the East Coast Main Line.




High View SPD
10.3 Because of the condition of the property market since the adoption of the High View SPD,
no development has yet come forward. Property consultation Colliers International have
since reviewed the viability of the scheme, and are now acting on the council’s behalf to
assemble land and appoint a developer. The Council is currently inviting tenders for the
legal services required to bring forward the development, and see it through to completion.
Once an appointment has been made, the development opportunity will be formally
advertised through the Official Journal of the European Union process.
Welwyn Garden City Town Centre North SPD
10.4 As noted elsewhere in this AMR (see p10), the SPD was adopted during the year. The SPD
provides detailed guidance to ensure that new development on this important site is
sympathetic to its conservation area location, whilst also meeting future needs for retail.
Broadwater Road West SPD
10.5 Broadwater Road West remains the only one of the borough’s three current SPD sites
where development has taken place. The 16ha site comprises three areas – 3.2ha owned
by Taylor Wimpey (once the factory for Roche Pharmaceuticals), 10.4ha owned by Spenhill
(once the factory for Shredded Wheat, pictured above), and 2.4ha owned by Pall Mall
(currently occupied by a warehouse and distribution centre). The 2013/14 AMR reported
the completion of the development of 209 new homes by Taylor Wimpey, whilst the Pall
Mall site remains in active use and is not currently subject to any redevelopment proposal.
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10.6

Proposals for the redevelopment of the Spenhill part of the site have made significant
progress during the year, with the submission of a planning application. This follows the
refusal of a scheme in 2011 for the construction of a major new supermarket, supported by
residential development. The new scheme differs by being residential rather than retail-led
– proposing the erection of around 850 flats and townhouses, along with smaller amounts
of floorspace in a variety of other uses including a care home, ‘boutique hotel’, offices,
shops, a public house/bar, gym/fitness studio, childcare facility, and healthcare facility. This
would enable the retention of many of the key historic buildings on the site alongside the
demolition of all other buildings, and the erection of a number of relatively high-rise blocks
(by Welwyn Garden City standards), with undercroft parking. This would enable the
creation of a ‘linear park’, more formal play space, a skate park, and allotments. However,
at the time of writing the application has not been determined. The 2015/16 AMR will report
on the outcome of this process.

10.7

More broadly, the Broadwater Road West SPD includes targets against a number of AMR
indicators, as well as several site-specific targets in order to monitor delivery against the
SPD’s vision and objectives. Progress is shown in the table below – though because the
Spenhill application is yet to be determined, there are no changes from the 2013/14 AMR.
Indicator*

RF2
RF3
HO1
HO4
HO8
EC1
EN1
EN5
EN7
EN8
EN9
n/a
n/a
n/a
n/a
n/a
n/a

New leisure floorspace
New community floorspace
New dwellings
New dwelling density
New affordable dwellings
New B1 employment floorspace
Listed buildings demolished
Urban space per 1,000 people
Energy from renewable sources
Permissions contrary to EA advice
Compliance with parking standards
Trees planted on site
Sustainable Urban Drainage features
Secured by Design certifications
Jobs on site
Bus improvement schemes
Condition of footbridge to town centre

SPD target

Achieved
to date

Performance

9,000sqm
8,000sqm
900
75dph
315 (35%)
19,000sqm
0
0.8ha
10%
0
100%
Increase
No target
No target
No target
1
Improve

None
None**
209
77dph
31 (15%)
None
0
1.16ha
10.1%
0
100%
About 100
1
1
None
None***
None***

Remaining phases must deliver
Remaining phases must deliver
Remaining phases must deliver
Meeting target
Below target
Remaining phases must deliver
Meeting target
Above target
Meeting target
Meeting target
Meeting target
Meeting target
No target, but good
No target, but good
Remaining phases will deliver
Not yet implemented
Not yet implemented

*The SPD contained an additional target – that 100% of dwellings be built to Code for Sustainable Homes
Level 4. However, the government has since withdrawn the Code and this will not now be monitored.
**The conversion of the 4,000sqm Grade II listed former Roche factory (within the Taylor Wimpey site) to a
community use has been approved, although it has not yet been implemented.
***Though this has not yet been implemented, S106 funding has been received from Taylor Wimpey.

10.8

Delivery against the SPD has so far been broadly in line with its targets, with the exception
of that for affordable housing. This is because of viability considerations at the time the
Taylor Wimpey scheme was approved; in light its wider package of S106 funding. This
included £75,000 for road improvements; £230,000 for improved bus services on
Broadwater Road; nearly £300,000 for education and youth facilities; and the provision of
open space within the site. It also made provision for a feasibility study into improvements
to the bridge over the railway which links the site to Welwyn Garden City Town Centre.
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Conclusions
The 2014/15 monitoring year has seen progress in the development of the borough – both in terms
of development that has taken place, and the work done to prepare plans and policies to shape the
borough’s development over the coming decades.
The publication of the Local Plan Consultation Document in January 2015 set out the Council’s
vision for how the borough should develop in the future – in terms of both where development
should take place (by proposing a number of new development sites), and how it should take place
(by setting out policies to manage development). This generated significant interest and a large
number of responses – both from members of the public, and from a wide range of stakeholders
and other agencies. A number of new (or alternative) development sites were also promoted in
response to the consultation, the suitability of which now needs to be assessed. It is now intended
to consult on a Draft Local Plan by the time of the next AMR, prior to the Plan’s examination and
subsequent adoption in 2017 if found to be ‘sound’.
Work has also progressed on plans for the future of retail in the borough, in the form of the Welwyn
Garden City Town Centre North Supplementary Planning Document which was adopted in April
2015 following consultation. It proposes a new mixed-use, retail led development in the heart of the
town centre, intended to ensure that the centre remains attractive in the future.
The overall amount of new development completed in the borough during the year has increased
significantly as the economy continues to recover from recession – though it remains somewhat
below the peak of development in the mid-2000s. The number of new homes completed for the
general market has risen particularly notably – as have affordable housing completions, as the
Council’s Affordable Housing Programme begins to have an impact. There have also been
significant new completions of community and leisure floorspace. However, following a gain in
2013/14 the borough’s stock of employment land and floorspace has once again fallen. Given that
the permitted developments rights enabling offices to convert to a residential use without planning
permission have now been made permanent, there are concerns at the threat this potentially poses
to the borough’s economic health.
A further uplift in rates of construction is expected during the coming years, particularly in the
housing market. With the identification of additional sites during the year, the borough has been
able to retain the required five year housing land supply. Whilst the supply of urban land for
housing will begin to fall in the long term, progress on the new Local Plan will ensure that the
borough has the required supply of land to meet the need for all land uses in the future. This
should help to place the borough in good stead for a prosperous future – ensuring that it continues
to be a place in which people want to live and work.

Figure 28: Construction
underway on new student
accommodation at the
University of Hertfordshire
in Hatfield. This will freeup homes elsewhere in
Hatfield currently being
lived-in by students, as
well as boosting the
University which is a key
part of the local economy.
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Appendix 1 – Housing trajectory summary table to 2020/21
 The distribution of sites by settlement (and rural areas) is as in the 2014 Strategic Housing Market Assessment. Sites in the green belt are written in green.
 This table includes all sites contributing to the five year supply. It does not include sites already completed, or sites expected to be completed solely after 2020/21.
It does however indicate development expected to be completed after 2020/21 on sites where completions are also expected within the five year period.
 Under ‘Site Status’, UC indicates sites which are under construction, PG indicates sites where permission has been granted, and SHLAA indicates sites in the
Strategic Housing Land Availability Assessment which are deliverable within the five year period.
 Capacities for sites shown as C1 or C2 under ‘Use Class’ are dwelling equivalents, rather than actual dwellings (see Chapter 6).
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