
Site Reference: HC11 Site name: Meridian House, The Common (AL10 0NZ) 
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Site details 
Settlement Hatfield 

Ward Hatfield Central 

Site area 0.10ha 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Four storey university 
building for health and 
clinical skills education, 
parking and hardstanding 

Surrounding land 
uses and character 

Large superstore to the 
south beyond highway, 
community building to the 
east, local retail parade to 
the west alongside 
purpose built student 
accommodation which 
extends to the immediate 
north 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
 
 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Noise and Vibration 
Pollution (R19); Reuse of redundant education facilities (CLT9) 
 
Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has an existing access point onto The Common 

 Because of the site’s current use for vehicle parking and storage there 
is a possibility of some ground contamination. 

 Proximity to shops and takeaways on The Common could result in 
noise from cooking plant and other commercial operations being 
noticeable, with the potential to be disruptive. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of any significant wildlife presence on site, but if the 
existing building on the site is to be demolished there should be 
caution for bats. 

 There is a potential of occasional noise nuisance for residents of any 
future development from nearby commercial occupiers. 

Contribution to regeneration 
priority areas 

Development would increase the resident population within a 1400m 
catchment of Hatfield Town Centre. 



 

 

 

Likely market attractiveness for the 
use proposed 

No known developer interest, but the limited environmental and physical 
constraints, which could be overcome, are unlikely to render the site 
unattractive to the market. 

  Availability Site capacity 
Site ownership Single ownership. Promoted by landowner No specific number 

Any known constraints None known. Scenario/methodology Very high density (90dph) 

Achievability HELAA capacity 9 dwellings 

Deliverability issues An alternative site for the 
current use on site may 
need to be identified first 

HELAA density 90dph net 

Other comments Site is a town centre location and 
within this context, 90dph 
considered appropriate. Given the 
building’s relatively recent 
construction, it could alternatively 
be converted to result in a similar 
density. 

Viability issues None. 

Landowner timescales 6-10 years 

Conclusions  

The site is located on the edge of Hatfield Town Centre which exhibits a wide variety of land uses. Some concerns 
have been raised around noise and contamination, but neither are considered to be insurmountable issues. 
 
At planning application stage it would be necessary to demonstrate that it is possible to create an acceptable 
internal and external residential environment in noise terms, and if development requires demolition (though it is 
possible that development may simply consist of a conversion) it will be necessary to carry out a site survey and 
appropriate remedial work to manage possible land contamination. Subject to the above, the site would be suitable 
for development. 
 
Whilst the site is in an educational use and depending on the need for the type of specialist education it site an 
alternative site may therefore need to be identified, the current occupier owns extensive areas of land locally and it 
is considered likely that this would be possible. Subject to this, there is not considered to be any reason why 
development would not be achievable. The site is being actively promoted by its owner, and given the possible need 
for the relocation of the existing use, is stated to be available / deliverable within 6-10 years.  

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

6-10 years 



Site Reference: HC94 Site name: Hatfield Fire Station, Wellfield Rd (AL10 0DA) 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Central 

Site area 0.96 hectares 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Fire station and 
residential occupied by 
fire service employees 

Surrounding land uses 
and character 

Residential, hotel, public 
house and highway land 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Loss of Community Facilities (CLT13); 
Employment Sites Outside of Employment Areas (EMP8); Contaminated 
Land (R2); Biodiversity and Development (R11); Air Quality (R18); Noise 
and Vibration Pollution (R19) 
Emerging Core Strategy: Protection of Critical Assets (CS11); 
Infrastructure Delivery (CS12) 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The Highways Authority considers that access from either Wellfield 
Road or Lemsford Road would be acceptable. 

 Given the site’s proximity to the busy Green Lanes roundabout and 
A1(M), there may be air quality concerns. 

 Thames Water comments that whilst there are no wastewater 
infrastructure concerns in relation to the site, Sustainable Urban 
Drainage Systems should be used in order to reduce surface water 
drainage to the public surface water sewer. 

 Traffic noise could be significant with the potential to be disruptive, with 
potential noise from the adjacent public house also needing to be 
considered.  

 Because of the site’s current use there is a likelihood of some ground 
contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is some 3-storey development around the site, but the 
predominant building height is 2-storey. Careful design will be required 
to minimise neighbour amenity impacts, particularly along the southern 
boundary of the site. 

 There is no record of any significant wildlife presence on the site, but 
because existing structures will be demolished there should be caution 
for bats. 

 There is a small potential of occasional noise nuisance for residents of 
any development from the pub and hotel to the north. 



 

 

Contribution to regeneration 
priority areas 

Development would increase the resident population within a 1400m 
catchment of Hatfield Town Centre. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. There are no 
known local issues that would render the site unattractive to the market in 
this area. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 60 units (63dph) 

Any known constraints Sale of the land to a developer 
is contingent on another site 
being secured locally for both 
this and another fire station to 
relocate to. 

Scenario/methodology 
 
 
 

Medium density (50dph) 

HELAA capacity 50dph gross (34dph net) 

HELAA density 48 units gross (33 net) 

Other comments Site is urban and surrounded 
by other relatively high 
density development so 
considered suitable for a 
density above 40dph – the 
need to relate well with 
dwellings to the south 
necessitates a medium 
density scenario. Net 
capacity is also impacted by 
the loss of 15 fire service 
dwellings. 

Achievability 

Deliverability issues Issues as above with fire 
service relocation. 

Viability issues Possible land remediation may 
have a small impact on 
viability. 

Landowner timescales 6-10 years 

 

Conclusions  

The site is located within a residential area of Hatfield in an urban context, and is therefore considered to be suitable 
in principle for a residential use. Some concerns have been raised around access, air quality, noise, contamination 
and wildlife; but none are considered to be insurmountable issues. 
 
If Lemsford Road is used for access to the site, its junction with Wellfield Road will need to be modelled in order to 
ensure that it can accommodate additional turning movements. If Wellfield Road is used, a right hand turn land may 
be needed in order to reduce delays. To mitigate environmental impacts; at planning application stage it would be 
necessary to demonstrate that there would be no harm to the health of future occupants from air quality, that it is 
possible to create an acceptable internal and external residential environment in noise terms, and to carry out a site 
survey and appropriate remedial work if required to manage possible land contamination. It may also be necessary 
to carry out a bat assessment in order to understand whether bats are present on the site, and whether there would 
be any impact on this protected species.  
 
The site is currently home to one of the borough’s two fire stations, but the service provided is exploring options for 
a replacement fire station site within the local area. Considering all of the above, and subject to this or a similar 
reprovision locally, a residential redevelopment of the site would be suitable. 
 
The site is being actively promoted by its owner as a solution to the evolving needs of the fire service, and given the 
need for relocation is available within 6-10 years. Achievability may be impacted by the possible need for land 
remediation, but there is otherwise no reason in principle why development would not be achievable. However, the 
fire station relocation is understood to be contingent on the other fire station within the borough in Welwyn Garden 
City also being able to relocate to the same new site. The availability of this site may therefore be contingent on 
decisions made about that site, and has been judged as a result to be uncertain. 

Suitable Yes Available Uncertain Achievable Yes 
Deliverability 
timescale 

6-10 years 



Site Reference: HC100b Site name: 1-9 Town Centre (AL10 0JT) 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Central 

Site area 0.73 hectares 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Retail units, community 
resource centre, car 
parking and pedestrian 
shopping area 

Surrounding land uses 
and character 

Retail and other town 
centre uses to west, 
highway land to north, 
east and south with 
urban open land and 
community uses beyond 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Mixed residential and 
retail 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Biodiversity and 
Development (R11); Noise and Vibration Pollution (R19); New Housing 
Development (H1); Redevelopment of Land at Eastern end of Town 
Centre (TCR14) 
Emerging Core Strategy: Retail Development (CS5); Protection of Critical 
Assets (CS11); Hatfield Town Centre (CS16) 
NPPF: Section 2 – Ensuring the vitality of town centres; Section 11 – 
Conserving and enhancing the natural environment 
 

The site also already benefits from an extant planning permission 
permitting the wider redevelopment of the eastern end of Hatfield Town 
Centre (granted in 2010) although this is not now being taken forward. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 

 The site has existing vehicular access from car parks accessed via 
Queensway to the south and Wellfield Road to the north – the 
Highways Authority were satisfied with these as a means of access on 
the previous planning application on the site. 

 Noise from the adjacent main roads and Queensway/Wellfield Road 
roundabout is likely to be significant with the potential to be disruptive – 
as a mixed use scheme, noise from other town centre uses (such as 
cooking plant or air conditioning units) also needs to be considered. 

 Because of the current parking and commercial uses on parts of the 
site there is a likelihood of some ground contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

 There are no known waste water infrastructure concerns on the site. 

  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 

 There is no record of any significant wildlife presence on site, but 
because existing buildings will be demolished there should be caution 
for bats. If the existing mature trees within the site are affected by 
development, there should also be caution for nesting birds. 

 Whilst the site is not in an Area of Archaeological Significance, 
comments on the previous planning application advised archaeological 
caution as the site is on the medieval route from Hertford to St Albans 

 There is a potential of noise nuisance for residents from surrounding 
town centre uses.  



 

 

 

Contribution to regeneration 
priority areas 

The site is itself a regeneration priority area, and its redevelopment will 
make a significant contribution to the long term regeneration objective of 
improving Hatfield Town Centre. 

Likely market attractiveness for the 
use proposed 

Whilst there is no known developer interest, the site’s landowner is 
understood to be actively developing a scheme for the site and the limited 
environmental and physical constraints are likely to be able to be 
overcome. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner No specific number 

Any known constraints None. Scenario/methodology Very high density (90dph) 

Achievability HELAA capacity 66 units, plus retail floorspace 

Deliverability issues None. HELAA density 90dph 

Viability issues A retail-led scheme on 
the site has previously 
stalled. A residential-
led scheme is now 
promoted for the site, 
for which market 
conditions are likely to 
be more favourable. 
Possible land 
remediation may also 
have a small impact on 
viability. 

Other comments The site sits in a highly urban context, 
surrounded by town centre uses and 
a mix of building types and heights 
with no other residential units 
immediately adjoining. A very high 
density is therefore appropriate. It is 
currently unknown how much retail 
floorspace will be delivered, but as 
the previous permission for the site 
allowed buildings up to 6 storeys it is 
considered that retail floorspace can 
reasonably be delivered in addition to 
residential development at 90dph. Landowner timescales 0-5 years  

 

Conclusions  

The site is allocated in Policy H1 of the adopted District Plan 2005 (site HS19) for 165 dwellings as part of a mixed 
use town centre redevelopment scheme. Since the adoption of the District Plan, successive planning applications 
have been approved – the most recent being for new retail, community and office floorspace in addition to 97 new 
residential units following the demolition of a significant part of the town centre. Whilst small parts of this permitted 
scheme have been built, the development process stalled following the recession and will now not be taken forward. 
However, following investment in existing town centre buildings which will now remain, the eastern end of the town 
centre has remained as a smaller development opportunity. 
 
At planning application stage it would be necessary to demonstrate the design of development creates an 
acceptable internal and external residential environment in noise terms, and to carry out a site survey and 
appropriate remedial work if required to manage likely land contamination on parts of the site. It may also be 
necessary to carry out a bat assessment in order to understand whether bats are present on the site and whether 
there would be any impact on this protected species, and to exercise caution for nesting birds if the trees on the site 
are likely to be affected by development. As the site has the potential to hold archaeological remains, a programme 
of archaeological survey and removal may also be necessary. The previous planning application covering the site 
was approved in light of the above issues – accordingly, the redevelopment of the site would be suitable. 
 
Whilst there is no known developer interest in the site, its landowner is understood to be actively developing a 
scheme for the site. The previous plans for the redevelopment of Hatfield Town Centre have been adversely 
affected by viability issues, but the scheme being developed for the site will be developed taking these issues into 
account. Aside from possible issues resulting from any need for land remediation there are otherwise no identified 
availability or achievability constraints, and given the established acceptability of development on the site and the 
existence of an emerging scheme it is anticipated that development can be delivered within 5 years. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: HE23 Site name: L Kahn Manufacturing, Wellfield Road (AL10 0BS)  
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Site details 
Settlement Hatfield 

Ward Hatfield East 

Site area 0.88ha 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Factory across two 
buildings with offices to 
rear, hardstanding and 
parking and some open 
land to the east 

Surrounding land uses 
and character 

Residential to south and 
east, as well as the north 
beyond the Alban Way 
cycle route, with offices 
and further residential 
beyond Wellfield Road to 
the east 

 

Site promotion 
Source of promotion Landowner via agent 

Land use promoted Residential 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted District Plan: New Housing Development (H1); Employment Sites 
Outside of Employment Areas (EMP8); Contaminated Land (R2); 
Biodiversity and Development (R11); Noise and Vibration Pollution (R19) 
Emerging Core Strategy: Protection of Critical Assets (CS11) 
NPPF: Section 11 – Conserving and enhancing the natural environment 

The site was also intended to be the subject of the borough’s first Local 
Development Order (a means of effectively granting outline planning 
permission), but this process has stalled. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has existing access points to Wellfield Road, but the size of 
the site and change of use may result in a significant change in the 
nature of trips on the local highway network. 

 Thames Water has concerns that the wastewater network around the 
site will be unable to cope with the extra demand of this development, 
and will need upgrading. There is caution that this could take between 
18 and 36 months to deliver. 

 Traffic noise from Wellfield Road could be noticeable on parts of the 
site with the potential to be intrusive. 

 Because of the site’s current use there is a likelihood of some ground 
contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of any significant wildlife presence on site, but 
because of demolition Herts Ecology advise caution for bats. 

 Development around the site is mostly 3-storey, although there is some 
lower-height development to the north-east. Careful design will be 
required to minimise neighbour amenity impacts. 

Contribution to regeneration 
priority areas 

Development would result in an increase in population within a 1400m 
catchment of Hatfield Town Centre. 



 

 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. There are no 
known local issues that would render the site unattractive to the market in 
this area. 

 

Availability Site capacity 
Site ownership Single landowner. Promoted by landowner 95 dwellings (108dph) 

Any known constraints Development will fund the 
relocation of the factory on site 
to another location – identifying 
another location may delay 
availability. Issues around this 
process also necessitated the 
landowner’s withdrawal from the 
process of preparing an LDO for 
the site, resulting in further 
uncertainty. 

Scenario/methodology Very high density (90dph) – 
equal to 79 dwellings 

HELAA capacity 62 dwellings 

HELAA density 70dph 

Other comments A very high density 90dph is 
considered appropriate in 
this location – development 
of this density can be found 
around the site. However, 
the need for a design which 
relates sensitively to 
existing homes to the north 
necessitates caution down 
to 70dph. 

Achievability 

Deliverability issues None. 

Viability issues Possible land remediation may 
have a small impact on viability. 
For development to come 
forward, a sufficient margin will 
be required to fund the factory’s 
relocation. 

Landowner timescales Unknown. 
 

Conclusions  

The site is located within an urban area of Hatfield with a mixed but broadly residential character. Whilst the site is 
currently in an employment use, its redevelopment for residential has long been envisaged and around half the site 
was allocated in the 2005 District Plan for that purpose. The site was also selected to be the subject of a pilot Local 
Development Order in 2015 – although the preparation of a Local Development Order has been suspended, as part 
of the process the whole of the site has been considered as broadly suitable in principle for a residential use. 
 
Some concerns have been raised around access, sewerage capacity, noise, contamination, and wildlife; but none 
are considered to be insurmountable issues. The Highways Authority considers that in light of the likely increase in 
the number of vehicular movements into and out of the site, a ‘ghosted’ right hand turn lane may need to be 
provided on Wellfield Road in order to reduce the impact on the highway network. In order to understand impact on 
the sewer network, a detailed drainage strategy will be required at a planning application stage. To mitigate 
environmental impacts; at planning application stage it would be necessary to demonstrate that it is possible to 
create an acceptable internal and external residential environment in noise terms, and to carry out a site survey and 
appropriate remedial work if required to manage likely land contamination.  It may also be necessary to carry out a 
bat assessment, in order to understand whether bats are present and there would be any adverse impact on this 
protected species. 
 
The site has been promoted by its owner as part of plans to relocate the factory elsewhere locally. It is considered 
that a development timescale of at least 11-15 years is most realistic – whilst it is conceivable that a suitable 
replacement site could be identified, the complexity of relocation will take some time given the bespoke 
manufacturing operations on site. The landowner’s withdrawal from the process of preparing a Local Development 
Order also adds some uncertainty about how soon development could come forward. Such a timescale will also 
allow time for necessary sewerage improvement works, which may add 18-36 months. The need for land 
remediation and need to secure a sufficient margin from development to fund the factory relocation may have some 
impact on viability, although it is not thought likely that this would render development unachievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

11-15 years 



Site Reference: HE80 Site name: Onslow St Audreys School, Howe Dell (AL10 8AB) 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield East 

Site area 1.88 hectares 
 

Site context 
Green Belt No 

Previously developed No, apart from single 
dwelling 

Land use/character Playing fields, tennis 
courts and hardstanding 
associated with school; 
and a single dwelling 

Surrounding land uses 
and character 

School buildings and 
playing fields to south, 
housing and garage 
blocks to north and west 
and East Coast Main 
Line railway to east 

 

Site promotion 
Source of promotion Developer and landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); 
Wildlife Sites (R15); Noise and Vibration Pollution (R19); Historic Parks 
and Gardens (R28); Playing Pitch Provision (OS2); Use of Redundant 
Educational Facilities (CLT9) 
Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
NPPF: Section 11 – Conserving and enhancing the natural environment; 
Section 12 – Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access points to the site have not been confirmed. 

 The wastewater network around the site is unlikely to be able to cope 
with the extra demand of this development, and will need upgrading. 

 Thames Water also advises that there is a sewage pumping station 
on the site’s southern boundary, which could impact on development. 

 Railway noise at the eastern edge of the site could be significant with 
the potential to be disruptive, with occasional noise from school uses 
and evening events within the school buildings also needing to be 
considered. 

 Because of the site’s current and former use there is a possibility of 
some ground contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There are records of bats within the school grounds. 

 Wildlife Site 84 adjoins the southern edge of the site – in order to 
protect this woodland habitat, Hertfordshire Ecology recommend a 
buffer between any development and the wildlife site. 

 The site is close to Hatfield House Historic Park and Garden 

 There is some 3-storey development around the site, but the 
predominant building height is 2-storey. Careful design will be 
required to minimise neighbour amenity impacts, particularly along 
the northern boundary of the site. 

 There is a small potential of occasional noise nuisance for residents 
of any development from the school to the south, and additional 
nuisance potential from the sewage pumping station on the site’s 
southern boundary (see above). 



 
 

 

 

Contribution to regeneration priority 
areas 

Development would increase the resident population within a 1400m 
catchment of Hatfield Town Centre. 

Likely market attractiveness for the 
use proposed 

The site is likely to be attractive to the market with current developer 
interest in bringing forward development. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 83 dwellings (44dph) 

Any known constraints As school playing field land 
Secretary of State consent for 
disposal is required – this has 
been given, therefore no 
constraint. 

Scenario/methodology 
 
 

Baseline below 2.0ha (40dph) 
– equal to 75 dwellings 

HELAA capacity 62 dwellings gross (61 net) 

HELAA density 
 

33dph gross 

Other comments Density methodology kept at 
baseline 40dph to ensure 
suitable relationship with 
dwellings to the north and to 
allow a noise buffer to the 
railway to the east. Capacity 
also reduced to exclude thin 
0.07ha strip connecting two 
larger land areas and a 
0.25ha buffer strip adjacent to 
the Wildlife Site to the south. 

Achievability 

Deliverability issues Waste water network capacity 
upgrades may have an 18-36 
month impact on development 
timescales. No issues with 
disposal of school playing field 
land – Secretary of State 
consent already given 

Viability issues Possible land remediation and 
the need for waste water 
infrastructure upgrades may 
have an impact on viability 

Landowner timescales 0-5 years 
 

Conclusions  

The site is located within a residential area of Hatfield, and although there are playing fields and woodland to the 
south the site is considered to be suitable in principle for a residential use. Some concerns have been raised around 
access, noise, contamination, sewerage, wildlife, and built heritage; but none are likely to be insurmountable. 
 
If Old Rectory Drive is used for access to the site, the Highway Authority considers that traffic impacts at its junction 
with Link Drive will need to be assessed and the junction potentially remodelled. Howe Dell is the preferred means 
of access, given its greater width. In order to plan appropriately for impacts on the sewerage network, a detailed 
drainage strategy will be required at a planning application stage. Thames Water also advises that an assessment 
of odour, noise and vibration from the pumping station on the site’s southern boundary will be necessary to 
demonstrate that it can sit acceptably alongside residential development. To mitigate environmental impacts; at 
planning application stage it would be necessary to demonstrate that it is possible to create an acceptable internal 
and external residential environment in noise terms, and to carry out a site survey and appropriate remedial work if 
required to manage possible land contamination. Given the recorded presence of bats within the site and the 
proximity of the adjacent wildlife site, an assessment may also be necessary in order to understand whether there 
would be any adverse impact on any protected species. Finally, Historic England comments that an assessment 
needs to be made of how the site contributes to the significance of Hatfield House and its historic park, and how 
development might affect that. 
 
The need to provide a buffer to noise from the East Coast Main Line railway, a buffer to protect Wildlife Site 84 to 
the south, to ensure that development relates acceptably to existing homes to the north and the proximity of the 
pumping station means that capacity has been managed down. 
 
The site is being actively promoted by a developer and its current owner and is available within 5 years. There is no 
reason in principle why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: HE98 Site name: Citroen Garage, Great North Road (AL9 5JA) 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield East 

Site area 0.75 hectares 
 

Site context 
Green Belt No (Except very small 

part of south end of site) 

Previously developed Yes 

Land use/character Car dealership and repair 
workshop 

Surrounding land uses 
and character 

East Coast Main Line 
railway to the west, 
highway and roundabout 
to the east with Hatfield 
Park beyond 

 

Site promotion 
Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Employment Sites Outside of Employment 
Areas (EMP8); Contaminated Land (R2); Floodplains and Flood 
Prevention (R7); Biodiversity and Development (R11); Noise and Vibration 
Pollution (R19); Historic Parks and Gardens (R28); Archaeology (R29) 
Emerging Core Strategy: The Local Economy (CS8); Protection of Critical 
Assets (CS11) 
NPPF: Section 10 – Meeting the challenge of climate change, flooding and 
coastal change; Section 12 – Conserving and enhancing the historic 
environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The Highways Authority considers that neither the existing entry nor 
exit of the site are acceptable to serve residential development and an 
increased vehicular demand, as one exits straight to the roundabout 
and the other only allows ‘left-in, left-out’ traffic flow due to the 
placement of a central reservation on the approach to the roundabout. 

 The wastewater network around the site is unlikely to be able to cope 
with the extra demand of this development, and will need upgrading. 

 Although within Flood Zone 1 (lowest risk of fluvial flooding), by virtue 
of its topography 26% of the site lies within an area at risk of surface 
water flooding (1-in-100 years). 

 Noise pollution within the site will be significant and likely very 
disruptive, given its location sandwiched between (and level with) the 
East Coast Main Line railway and A1000 Great North Road. 

 Because of the site’s current use there is a likelihood of some ground 
contamination. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site is adjacent to Old Hatfield Conservation Area, and the design 
of any development will need to relate appropriately in order to the 
conservation area is sustained and enhanced. 

 The site is adjacent to Hatfield House Historic Park and Garden – 
Historic England considers that development could enhance its setting 
if carried out sensitively. 

 The site is adjacent to Area of Archaeological Interest AAS17. 

 There is no record of any significant wildlife presence, but because 
existing structures will be demolished there should be caution for bats. 

 Given the site’s location between two major and busy transport routes, 
the residential environment for future occupiers would be poor. 



 
 

 

Contribution to regeneration 
priority areas 

Development would increase the resident population within a 1400m 
catchment of Hatfield Town Centre, as well as within a 720m catchment of 
Old Hatfield Neighbourhood Centre which is itself subject to regeneration. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, although the landowner is 
experienced in property development. However, the site’s noise and 
access constraints will conceivably make the site less attractive to the 
market than other sites locally. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by 

landowner 
50 units (67dph) 

Any known constraints The current site leaseholder’s lease 
expires within the next five years. 

Scenario/methodology 
 

High density (70dph) – 
equal to 53 dwellings 

Achievability HELAA capacity 0 

Deliverability issues It has not been demonstrated that a 
suitable access to the site can be 
achieved. Waste water network 
capacity upgrades may have an 18-
36 month impact on development 
timescales. 

HELAA density 
 

N/A 

Other comments Site found unsuitable, 
therefore capacity is nil 

Viability issues Land remediation and attempts to 
resolve noise issues may have 
some impact on viability. 

  

  

Landowner timescales 6-10 years   
 

Conclusions  

There are a number of constraints affecting the development of this site. In order to understand impact on the waste 
water network, a detailed drainage strategy will be required at a planning application stage. Any necessary 
upgrades to the network may additionally delay development by 18-36 months. To mitigate environmental impacts, 
at planning application stage it would be necessary to carry out a site survey and appropriate remedial work if 
required to manage likely land contamination from the site’s current and former uses. Given the site’s location on 
the edge of historic Old Hatfield, development will need to be carefully designed in order to have a positive 
relationship with Hatfield House Historic Park and Garden, and to sustain and enhance Old Hatfield Conservation 
Area. As the site is located on the edge of an Area of Archaeological Significance, a programme of archaeological 
survey and removal may also be necessary. As development will involve demolition, to mitigate impacts on wildlife it 
may further be necessary to carry out a bat assessment in order to understand whether bats are present on the site, 
and whether there would be any impact on this protected species. 
 
Whilst there are generally means to overcome the constraints above, others are extremely challenging. The site’s 
location sandwiched between two major noise sources means that noise levels will very high – it will be impossible 
to provide usable external amenity space, and very difficult to create an acceptable internal living environment given 
that compromise solutions such as putting bedrooms the furthest from noise will be impossible, as the noise is on all 
sides and the site is relatively narrow. Access is also very difficult – neither of the existing access points to the site 
are considered to be acceptable by the Highway Authority, and the nature of the road to the south (with a 60mph 
speed limit) makes other options difficult as very long 215m visibility splays would be needed. The landowner has 
suggested the possible realignment of the A1000 alongside the site as part of its wider long term vision for the 
surrounding area, but this remains subject to feasibility and design studies. Moreover, the landowner does not 
consider realignment necessary in order to facilitate the development of this site. Accordingly, the site has been 
judged to be unsuitable for a residential use. 
 
The site is being actively promoted by the agent for the site’s owner, and has been indicated to be available within 
6-10 years. However, because of access uncertainties, it also cannot be concluded that development is achievable. 

Suitable No Available Yes Achievable Uncertain 
Deliverability 
timescale 

N/A 



 

 

 

Site Reference: HS31 Site name: Garages at Hollyfield (AL10 8LE) 

. 

-  

Site details 
Settlement Hatfield 

Ward Welham Green & Hatfield 
South 

Site area 0.27ha 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Redundant garage blocks 
and hardstanding  

Surrounding land uses 
and character 

Residential and highway 
land with place of 
worship to north. South 
Way is a short distance 
to the south. 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Biodiversity 
and Development (R11) Noise and Vibration Pollution (R19) 
 
Emerging Core Strategy: Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural 
environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has a point of access on Hollyfield. 

 Traffic noise from nearby South Way could be noticeable with the 
potential to be intrusive. 

 Because of the site’s former use as car parking there is a 
likelihood of some ground contamination. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but 
because existing structures will be demolished there should be 
caution for bats. 

 Existing development around the site is predominantly 2-storey. 
Careful design will be required to minimise neighbour amenity 
impacts, particularly along the western boundary of the site. 

Contribution to regeneration priority 
areas 

Development would result in an increase in population within a 720m 
catchment of High View Neighbourhood Centre. 

Likely market attractiveness for the use 
proposed 

There is no known developer interest, but the limited environmental 
and physical constraints are likely to be able to be overcome. There 
are no known local issues that would render the site unattractive to 
the market in this area. 



 

 

 

 

Availability Site capacity 
Site ownership 
 

Single landowner 
 

Promoted by landowner No specific number 

Any known constraints None 
 
 

Scenario/methodology Medium density (50dph) 

Achievability HELAA capacity 14 dwellings 

Deliverability issues 
 

None 
 

HELAA density 50dph net 

Viability issues Land remediation 
may have an impact 
on viability. 

Other comments Mixed density of 50dph considered 
appropriate in location – surrounding 
residential development is a mix of 
houses and flats. Landowner timescales 0-5 years  

 

Conclusions  

The site is located within a residential area of Hatfield in an urban context, and is therefore considered to be suitable 
in principle for a residential use. Some concerns have been raised around, noise and contamination, but neither are 
considered to be insurmountable issues. To mitigate impacts it would be necessary to demonstrate that it is possible 
to create an acceptable internal and external residential environment in noise terms, and to carry out a site survey 
and appropriate remedial work if required to manage possible land contamination.  
 
The site is being actively promoted by its owner, and will be available in 0-5 years. Whilst the possible need to 
remediate land contamination may have an impact on development viability, it is not considered that this is likely to 
be a barrier to development. There are not considered to be any substantive reasons why development would not be 
achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: HS91 Site name: Land south of Filbert Close (AL10 9SH) 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield South West 

Site area 0.92 hectares 
 

Site context 
Green Belt No 

Previously developed No 

Land use/character Former school playing 
field, rough grassland 
(northern area) and thick 
overgrowth enclosed by 
trees and hedges 
(southern area) 

Surrounding land uses 
and character 

Residential to north, east 
and south. Open space 
and park to west, with the 
A1(M) and A1001 beyond 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); Noise 
and Vibration Pollution (R19); Use of Redundant Educational Facilities 
(CLT9); Urban Open Land (OS1) 
Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The Highways Authority considers that access should be via Filbert 
Close (this access point was designed-into the housing development 
to the north). 

 Noise from the A1(M) and A1001 to the west could be noticeable with 
the potential to be intrusive, with occasional noise from the hotel to 
the north-west also needing to be considered. 

 The site is in Flood Zone 1 (lowest risk of fluvial flooding). 

 There are no known waste water infrastructure concerns on the site. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site is designated Urban Open Land (UOL179) because of its 
function as school playing fields, although it has not been used for 
over 10 years. The site’s designation as UOL also reflects the 
relationship of trees and landscaping along the southern boundary of 
the site with the larger Redhall Lane Park (UOL190) to the west. 

 There is no record of any significant wildlife presence on site. 
However, the adjacent Redhall Lane Park is an ‘Ecosite’. The site 
also has potential for birds, reptiles and possibly bats. 

 There is some 3-storey development around the site, but the 
predominant building height is 2-storey. Careful design will be 
required to minimise neighbour amenity impacts, particularly along 
the south-eastern boundary of the site. 

 There is a small potential of occasional noise nuisance for residents 
of any development from the hotel to the west. 

Contribution to regeneration priority 
areas 

Development would increase the resident population within a 720m 
catchment of High View Neighbourhood Centre. 



 

 

 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. There are no 
known local issues that would render the site unattractive to the market 
in this area. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 38 units (41dph) 

Any known constraints None. Scenario/methodology Medium density (40dph) 

Achievability HELAA capacity 37 units 

Deliverability issues None. HELAA density 40dph 

Viability issues Possible land remediation 
may have a small impact 
on viability. 

Other comments The site is surrounded by a mix of 
housing types and a medium 
density is therefore appropriate – 
however, the need to provide a 
landscaped buffer to Redhall Lane 
Park and relate well to dwellings 
to the south-east and north-east 
means that density should be 
managed back down to 40dph. 

Landowner timescales 6-10 years  

 

Conclusions  

Some concerns have been raised around noise and wildlife; but none are considered to be insurmountable issues. 
To mitigate for potential noise issues, at planning application stage it would be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms. Given the site’s 
location adjacent to Redhall Lane Park, the presence of a number of trees and its currently undeveloped nature; 
Hertfordshire Ecology advise that a full Preliminary Ecological Assessment would be necessary as part of any 
planning application in order to understand and mitigate for potential impacts on wildlife. 
 
Although the site is located within a residential area of Hatfield and is surrounded on three sides by built 
development, it is designated as Urban Open Land. This is largely in recognition of a playing field use that the site 
has not fulfilled for over 10 years, since the land was fenced off following the closure and redevelopment of the 
former school buildings to the north. Whilst the site’s landscaped southern border does still provide a more useful 
UOL function by giving Redhall Lane Park a green ‘edge’, it is considered that this could equally be achieved 
without a UOL designation simply through the use of a landscaped strip. Whilst the Council’s 2009 Assessment of 
Open Space, Outdoor Sport and Recreation does acknowledge that Hatfield South has little variety of open space 
types, it does nevertheless have a sufficient quantity of open space, which includes the adjacent park. The fact that 
the site slopes uphill from the park means that providing usable new sporting facilities (for example) on the site 
would in any case likely require some earthworks. Accordingly, the loss of the site (still technically a community 
facility) to a residential use is not considered to be contrary to adopted and emerging local policy, and there are 
therefore grounds to reconsider the current UOL designation through the Local Plan. On this basis, the site has 
been assessed as suitable. 
 
Although the presence of a mix of flats and houses nearby may render medium density development of around 
50dph appropriate on the site, the need to provide a suitable buffer to the park to the south and adjacent housing to 
the north and east has meant that the baseline density of 40dph has been adopted. The site is being actively 
promoted by its owner, and based on the information provided is expected to be available within 6-10 years. Other 
than potential costs associated with land remediation, there is no known reason in principle why development would 
not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

6-10 years 



 
 
 

Site Reference: HW100 Site name: High View (Hilltop) SPD Site (AL10 8HZ) 

. 
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-  

Site details 
Settlement Hatfield 

Ward Hatfield South West 

Site area 1.79ha 
 

Site context 
Green Belt No 

Previously developed Yes 

Land use/character Neighbourhood centre 
incorporating retail, car 
parking, an open plaza, a 
small number of 
residential properties and 
a number of small 
employment units 

Surrounding land uses 
and character 

Associated uses 
including a petrol filling 
station to the north, older 
persons day centre to the 
east, church and public 
house to the south and 
residential to the west 

 

Site promotion 
Source of promotion Local planning authority/ 

landowners 

Land use promoted Mixed neighbourhood 
centre and residential 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: New Housing Development (H1); 
Employment Sites Outside of Employment Areas (EMP8); Retail 
Development in Village and Neighbourhood Centres (TCR2); Large 
Neighbourhood Centres (TCR23); Contaminated Land (R2); Biodiversity 
and Development (R11); Noise and Vibration Pollution (R19) 
Adopted High View Supplementary Planning Document (SPD) 2011 
Emerging Core Strategy: Retail development (CS5); Protection of Critical 
Assets (CS11) 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The main access to and through the site – High View, which in turn 
accesses Bishops Rise – is envisaged as being retained. 

 As a mixed use scheme, noise from retail uses (such as cooking 
plant or air conditioning units) could be noticeable with the potential 
to be intrusive. Potential noise from the adjacent public house also 
needs to be considered. 

 Because of the current parking and commercial uses on parts of the 
site there is a likelihood of some ground contamination. 

 Site is within Flood Zone 1 (lowest risk of fluvial flooding). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site comprises an urban landscape characterised by a large 
neighbourhood centre constructed in the 1950’s, with a curved 
parade of shops fronting an area of car-free public space.  

 There is no record of any significant wildlife presence on site, but 
because existing buildings will be demolished there should be caution 
for bats. 



 

 

 

Contribution to regeneration priority 
areas 

The site is itself a regeneration priority area. The redevelopment of the 
site will have a direct physical benefit for its surroundings, and by 
providing better and more attractive facilities for local residents will assist 
in the regeneration of the wider local area. 

Likely market attractiveness for the 
use proposed 

No known developer. The limited environmental and physical constraints 
are likely to be able to be overcome. To date the site has not been 
attractive to the market, although it is anticipated that work to improve 
the scheme’s viability will help to improve this. 

 

Availability Site capacity 
Site ownership Site in single ownership 

including sub-soil beneath 
extensive highway land 

Promoted by landowner 87 dwellings (net) (49dph) 

Scenario/methodology Special case – adopted 
SPD 

Any known constraints Large number of tenants on site, 
although extensive consultation 
on SPD has raised awareness 
and development will be phased 
to ensure that retail tenants 
have new premises to move into 
before existing ones are lost.  
Therefore little constraint. 

HELAA capacity 93 dwellings (87 net), plus 
retail floorspace in 
accordance with the SPD 

HELAA density 
 
 

49dph net 

Other comments The site has an adopted 
SPD which has already 
established the number of 
homes which can be built 
through extensive 
consultation and a 
masterplan. 

Achievability  

Deliverability issues None, subject to viability.  

Viability issues Since the adoption of the SPD, 
viability considerations have 
prevented the site from coming 
forward. However, consultants 
have since reviewed the scheme 
to improve its viability and are 
working to appoint a developer. 

 

Landowner timescales 0-5 years   
 

Conclusions  

The site is allocated in Policy H1 of the adopted District Plan 2005 (site HS13) for 75 dwellings as part of a mixed 
use scheme. The policy allocation has since been supplemented by the High View Supplementary Planning 
Document, which was adopted in 2011. This identified a capacity for 93 dwellings (35 houses, 52 flats and 6 flats 
above garages) with the loss of 6 existing dwellings to give a net capacity of 87 dwellings. 
 
Section 7 of the SPD sets out important access considerations; including the shared surface treatment of High View, 
improvements to McDonald Court to the east of High View in order to facilitate safe two-way traffic movement, the 
creation of a new segregated servicing area for retail units, and the provision of safe pedestrian crossing points 
within the development.  
 
At planning application stage it would be necessary to demonstrate the design of development creates an 
acceptable internal and external residential environment in noise terms, and to carry out a site survey and 
appropriate remedial work if required to manage likely land contamination on parts of the site. It may also be 
necessary to carry out a bat assessment in order to understand whether bats are present on the site, and whether 
there would be any impact on this protected species. 
 
Development is being actively pursued by the landowner, and although there are known to have been some viability 
issues since the adoption of the SPD, it has since been reviewed by consultants to improve its viability. Subsequent 
to this, the consultants are working to appoint a developer. There are otherwise no identified availability or 
achievability constraints, and given the well-advanced nature of the scheme it is anticipated that development can 
be delivered within 5 years. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



 

Site Reference: Hat1 
(including Hat 13)  

Site name: Stanboroughbury Farm, Hatfield AL10 9BJ   

. 
-  

Site details 

Settlement           Hatfield 

Ward Hatfield Villages 

Site area 128ha (Hat13 = 0.5ha). 
Proposed developable 
area of 80ha 

 

Site context 

Green Belt Yes 

Previously developed In part; residential 
properties 

Land use/character Agricultural, with 
workshop uses at the 
farm 

Surrounding land uses 
and character 

Residential, allotment 
gardens and business 
park to south, agriculture 
to north, A1(M) to east. 

 

Site promotion 

Source of promotion Landowners 

Land use promoted Housing with schools, 
small scale employment, 
district centre, community 
facilities 
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted development plan: Policies GBSP1, site is designated as Green Belt; 
RA15 Agricultural Land (significant part of site is Grade 2); R17 trees, 
woodland and hedgerows; R29 Archaeology (two AAS);  
Emerging Core Strategy: Policies CS11 Protection of critical assets; CS18 
Broad Location for Growth 2 – new neighbourhood north west of Hatfield;  
NPPF: Section 8 Promoting healthy communities; Section 11 Conserving and 
enhancing the natural environment; Section 12 Conserving and enhancing the 
historic environment.  

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 
 

 Road access to the site would be via Coopers Green Lane/Green Lanes 
and Hatfield Avenue. Hatfield Avenue currently not adopted highway. 
Potential capacity and safety issues at Coopers Green Lane junctions 
with Hatfield Avenue and Green Lanes also at Green Lanes A1001 
roundabout. Cumulative highway impact if Hat2 and Hat15 developed. 
Hat1 and Hat2 are isolated from rail services at Hatfield Station.  The 
A1(M) and Comet Way act as a barrier to east-west movements in 
Hatfield and tend to funnel pedestrians and cyclists along the major 
(traffic-dominated) crossing points. Significant improvements to the 
walking and cycling facilities around Hat1 and Hat2 would need to be 
developed and link into the network of paths implemented in the Hatfield 
Business Park.  The size of the proposed sites is likely to warrant new / 
enhanced passenger transport provision (local buses) and improved 
access / links to key destinations such as employment / leisure in Hatfield. 

 



Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Thames Water has concerns regarding Wastewater Services in relation to 
this site. Specifically, the wastewater network capacity in this area is 
unlikely to be able to support the demand anticipated from this 
development. Upgrades to the existing drainage infrastructure are likely to 
be required to ensure sufficient capacity is brought forward ahead of the 
development. Where there is a capacity constraint and no improvements 
are programmed by Thames Water, the Local Planning Authority should 
require the developer to provide a detailed drainage strategy informing 
what infrastructure is required, where, when and how it will be funded. At 
the time planning permission is sought for development at this site we are 
also highly likely to request an appropriately worded planning condition to 
ensure the recommendations of the strategy are implemented ahead of 
occupation of the development. 

 Local network upgrades can take around 18 months to 3 years to deliver 

 Ground conditions will be affected by mineral extraction prior to housing 
development. 

 Potential for limited contamination at Stanboroughbury Farm itself due to 
workshop uses. 

 Significant effect of noise pollution and air quality impacts from A1(M) and 
Hatfield Avenue.  

 Within fluvial Flood Zone 1, although there may be an ordinary 
watercourse running through the site which may present a risk of fluvial 
flooding. Site currently has surface water flow routes and ponding through 
the western and central areas. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Landscape character area no.31 de Havilland Plain. Attractive flat 
landscape but not greatly valued as distinctive. 

 No designated wildlife sites or woodland within or adjoining site. 

 One listed building (The Old Cottage) and two areas of archaeological 
significance (AAS 12 and 52) within the site.  

 A1(M) present potential significant noise and air pollution to certain areas 
of he site which may affect residential amenity of any units in close 
proximity. 

 Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Likely to prove attractive to the market due to accessibility to A1(M), Hatfield 
& St Albans amenities.  

Availability Site capacity 
Site ownership Promoted by landowners Promoted by 

landowner 
1,650 dwellings plus land for 
employment 
 

Any known constraints No HELAA 
Scenario/ 
methodology 

>6ha therefore 25dph = 2,000 
dwellings on 80ha site or 3,200 
dwellings on 128ha site 
B1 – 75% plot ratio 
 

Achievability HELAA capacity 1,650 dwellings and 13,900m
2 
of B1 

floor space on the 80ha site  
 

Deliverability 
issues 

Timing of wastewater and 
highway infrastructure upgrades. 
Timing of mineral 
extraction/restoration. 

HELAA density 21dph on 80ha (13dph across the  
wider 128ha site); 75% plot ratio for 
B1 

Viability issues Potential issue around funding of 
road infrastructure esp. A1(M) J4. 
The required longer term solution 
at J4 is still under scrutiny by 
HCC and Highways England. 

Comments Scale of site enables relevant 
mitigation measures to be 
incorporated without requiring a lower 
density or reducing the developable 
area from that proposed by the 
promoter.  

Landowner 
timescales 

Build out between 2020 and 
2031/2 

  



 

 

 

Conclusions  

This site was originally envisaged in the Emerging Core Strategy (2012) for 2000 dwellings. In the Local Plan 2015 
consultation the site was reduced following a member decision to that part west of Green Lanes, providing an 
estimated 1350 dwellings. Landowner responses to that consultation proposed a compromise solution, re-instating 
land east of Green Lanes to the allocation, but with extensive green space east of Green Lanes to minimise 
coalescence and act as A1(M) buffer ( including secondary school and playing pitches east of Green Lanes), and 
lower building densities, to give a total of 1650 dwellings. 
 
A significant part of the site is Grade 2 agricultural land and ideally would be kept available for future food 
production, however there would be no existing wildlife sites or other nature conservation designations affected, 
flooding is not an issue, and the landscape, whilst attractive open countryside, is not especially distinctive. Effect on 
the listed building can be mitigated by allowing sufficient space around it at masterplanning stage. 
 
Substantial infrastructure investment would be required for wastewater infrastructure, including increased capacity 
at Mill Green STW. This may impact on delivery timescales. Transport infrastructure is key, with improvements to 
Coopers Green Lane/Green Lanes a necessity, and a major cumulative impact together with Hat 2 and Hat 15 (if 
allocated) on local roads and A1(M) Junction 4.  
 
Surface water flood risk within the site could be suitably managed using sustainable drainage systems (SuDS), 
although it is noted that the drainage regime of the site, and its relationship to the surrounding area is likely to 
change as a result of development. 
 
A contaminated land survey and report would be required at planning application stage and if necessary, suitable 
remediation carried out. Due to current land use, a Preliminary Contaminated Land Risk Assessment will also be 
needed to ensure that development will not pose a threat to the quality of surface and/or groundwater.  
 
Buffer zone/mitigation measures required adjoining Hatfield Avenue as 24h distribution uses operate in Business 
Park opposite. The proximity to the A1(M) and business park means noise and air pollution are an issue. At 
planning application stage, an air quality survey and report would be required to demonstrate that future occupants 
would not be adversely affected. Planning application would also need to demonstrate that appropriate design, 
layout and mitigation measures can deliver satisfactory internal and external residential environments. Use of 
mechanical ventilation in response to noise levels is likely to be required. 
 
The landowner has offered land in the eastern part of the site for a secondary school, and this is likely to be 
combined with a primary school in the same location. The promoter’s concept also includes the provision of B1 
employment floor space, although the precise extent and location has not been determined by the promoter at this 
stage. Therefore, employment capacity outlined above is an estimate only, and is subject to more detailed 
assessment via the master planning process. 
 

Overall, it is not considered that development of the site would result in substantial harm to the listed cottage, and 
that any less than substantial harm could be mitigated through the design of any development.  An AAS covers part 
of the site. Further evaluation may be required at planning application stage to review the significance of assets of 
archaeological interest, which may be a constraint on development.  
 
In principle, the site is considered viable, but the total infrastructure costs for highways improvement, sustainable 
transport, and education in particular means that further testing may be required once greater detail of any required 
mitigation measures and infrastructure improvements is known. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-15 years 



Site Reference: Hat2        Site name: Land west of Hatfield, AL10 9 
.

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 68.8ha  
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Informal country park 

Surrounding land uses 
and character 

Business Park/residential 
to east, residential, 
restored grassland and 
woodland to north west, 
country park to south-
west  

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential, primary 
school, shop, community 
centre, green 
infrastructure 
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Policies GBSP1, site is designated as 
Green Belt; R11 Biodiversity and Development; R15 Wildlife Sites 
(site adjoins Home Covert WS84); R17 Trees, Woodland and 
Hedgerows; R29 Archaeology (adjoining Astwick Manor site is within 
Area of Archaeological Significance). 
Emerging Core Strategy: Policy CS11 Protection of Critical Assets; 
Policy CS19 Ellenbrook Fields Country Park and Safeguarded land. 
NPPF: Section 8 Promoting healthy communities, Section 11 
Conserving and enhancing the natural environment, Section 12 
Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 
Other 

 Access available via new junction with Coopers Green Lane to 
the north and via Albatross Way (currently a bus only link). The 
Hat2 site is isolated from rail services at Hatfield Station.  The 
A1(M) and Comet Way act as a barrier to east-west movements 
in Hatfield and tend to funnel pedestrians and cyclists along the 
major (traffic-dominated) crossing points. Significant 
improvements to the walking and cycling facilities around Hat1 
and Hat2 would need to be developed and link into the network of 
paths implemented in the Hatfield Business Park.  The size of the 
proposed sites is likely to warrant new / enhanced passenger 
transport provision (local buses) and improved access / links to 
key destinations such as employment / leisure in Hatfield. 

 Traffic capacity on Coopers Green Lane, A1057 and around 
A1(M) J4 could be an issue, particularly if Hat 1 and Hat 15 also 
developed. WHaSH modelling will indicate whether appropriate 
mitigation measures can be achieved.  

 



  

 
Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Wastewater network capacity in this area is unlikely to be able to 
support the demand anticipated from this development. Upgrades 
to the existing drainage infrastructure are likely to be required to 
ensure sufficient capacity is brought forward ahead of the 
development. Developer will need to provide a detailed drainage 
strategy informing what infrastructure is required, where, when 
and how it will be funded. At the time planning permission is 
sought for development, an appropriately worded planning 
condition will be required to ensure drainage strategy is 
implemented ahead of occupation of the development.  

 Local network upgrades can take around 18 months to 3 years to 
design and deliver 

 Contamination and surface debris from previous airfield use has 
been remediated to allow public access to park. May require 
further assessment for residential use. 

 Pollution: A bromate plume has affected the aquifer below the site 
and is a constraint on groundwater abstraction and operations at 
depth.   

 Flood risk: Majority of site falls within Flood Zone 1. Small part of 
the site lies within FZ 2 and 3a/b (The Ellenbrook passes through 
the northern part of the site and has the potential to flood). The 
landowner’s indicative site masterplan has been amended to 
allow for this. 

 Northern part of site adjoins Hatfield Business Park on its eastern 
boundary and is likely to be affected by noise nuisance (24h) and 
light overspill. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Former airfield. Landscape character area no.31 de Havilland 
Plain. Not greatly valued as distinctive. 

 Site adjoins local wildlife site/ancient woodland at Home Covert. 
Herts Ecology: Southern parts of the site may have ecological 
interest sufficient for Wildlife Site designation. Evidence of 
protected species. 

 Grade II Listed Astwick Manor adjoins site, and development 
should allow for protection of its setting. 

 No direct impacts on amenity of existing residences to the east. 

 Loss of country park 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Likely to be attractive to the market due to location close to A1(M) and 
near facilities of Hatfield and St Albans. May also be attractive to buy-
to-let market due to UH campus proximity.  

 

Availability Site capacity 
Site ownership Promoted by landowner Promoted by landowner     1,350 dwellings (1100 in 

mf) at 19.6dph gross 
density. Net developable 
area proposed= 38.6ha 

Any known constraints S106 agreement from 2000 Scenario/methodology >6ha so 25dph 

Achievability HELAA capacity 1,375 dwellings  

Deliverability 
issues 

Existing S106 commitments to 
Ellenbrook Park. Timing of 
wastewater infrastructure upgrades 
and highway upgrades. 

HELAA density Reduce to 20dph gross 
Approx 30dph on net 
developable area. 

Viability issues Cost of upgrading wastewater 
infrastructure; cost of highway 
upgrades and sustainable transport 
package. 

Comments Capacity reduced to take 
account of significant GI, 
flood risk area and 
adjacent business park.  

Landowner 
timescales 

Not known.    

 



 
 
 

 

 

Conclusions  

The site is located within the Green Belt part of the former Hatfield Aerodrome, and is currently grassland with a 
variety of regenerated scrub. Cattle grazing occurs on the southern part of the site. The site is open to public access 
on foot, cycle and horseback as part of interim management arrangements, and forms a significant part (about 38% 
by area) of Ellenbrook Fields, which is an informal country park provided as part of the landowner’s obligations 
under the Section 106 agreement accompanying planning permission for the original Hatfield Aerodrome 
redevelopment in 2000. 
 
St Albans DC and Hertfordshire CC are parties to this agreement and development at Hat2 is likely to require a 
deed of variation to the Section 106, to which these councils as well as the landowner would need to be signatories. 
Achieving this may well depend on the quality of public access and landscape management provision in the 
remainder of the country park, which will also be subject to phased mineral extraction over the next 30 years.  
 
Achievability of the site is uncertain within the plan period and if developed before 2032, alongside mineral 
extraction of the wider area to the west, would mean that a country park would not be available to the local 
community for a significant period of time. 
 
The proposed mineral extraction area does not overlap with site Hat2; however there is slight overlap with mineral 
works buffer zone near Home Covert.  
 
The southern area of the site is not currently designated as a Wildlife Site, but parts of the site may have ecological 
interest. At planning application stage, opportunities for appropriate compensatory measures would need to be 
explored should this be necessary. 
 
The Bromate plume would need to be taken into account during any site excavation; however this is not considered 
to be a fundamental constraint to development of the site. 
 
Development of the site is dependent on significant upgrades to wastewater and highway infrastructure, also a 
suitable sustainable transport package comprising bus services and footpath/cycle links. Road access would be 
from Coopers Green Lane only, for early phases, then from Coopers Green lane or Albatross Way once later 
phases in the south of the site are developed. WHaSH modelling will indicate the levels of likely congestion on 
Coopers Green Lane and the A1057, which would have a cumulative impact with Hat1 and Hat15 if those sites are 
developed, and suggest local mitigation measures.  
 
On balance, the loss of the country park is considered to be a considerable constraint upon development of the site. 
Whilst it is possible that the site could come forward between 6-15 years, the situation with the country park and 
S106 mean deliverability is currently uncertain. 
 

Suitable 

No (already 
committed as 
a country 
park) 

Available Yes Achievable 

Uncertain  – 
depends on 
S106 
position 

Deliverability 
timescale 

Uncertain 



 

Site Reference: Hat3        Site name: Land West of Ellenbrook, AL4 0HW 

. 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 4.7ha (plus land in St 
Albans) 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Open agricultural field 
bound by trees and 
hedgerows 

Surrounding land uses 
and character 

Strip of open land 
immediately to the east 
(Hat19) with residential 
estate beyond; larger 
residential plots and open 
fields beyond to the south 
east, south and west. 
A1057 with open fields 
beyond to the north  

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
 

Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 
 

Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R18 Air Quality; R19 Noise; 
D2 Character and Context; RA10 Landscape Character Area; 
Emerging Core Strategy: CS11 Protection of Critical Assets;  
NPPF: Section 11 ‘Conserving and enhancing the natural 
environment; Section 12 ‘Conserving and enhancing the historic 
environment’.  

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from the A1057 via a new three arm roundabout.  

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver. 

 Air and noise pollution is likely to be significant as it is located next 
to a busy traffic route (A1057) which regularly becomes 
congested. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Colney Heath Farmland Landscape Character Area 30: Site 
demonstrates some of the characteristics (medium scale arable 
field; network of hedges, field trees and tree belts bound the site) 

 NERC Act butterflies use elms in hedgerows. 

 Historic England recommend site is not developed due to 
significant adverse impact on the setting of the Grade II* listed 
Torilla (within 200m of the site), Grade II listed Great Nast Hyde, 
Grade II listed Nast Hyde Farm, and Grade II listed Popefield 
Farm (all within 100m of the site). Also recommend that 
designation of a small conservation area covering this site and the 
locality should be done jointly with St Albans City and District 
Council, given the heritage assets and rural farmland character  

 Air and noise pollution from the A1057 are likely to be significant 
and would impact upon residential amenity  



 
 

 

 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Likely to be attractive to the market as it is relatively close to some 
services and the business park/University in Hatfield and is on a main 
route to St Albans. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 180 dwellings (38dph) 

Any known constraints None HELAA 
Scenario/methodology 

Between 2 and 6 ha so 
30dph = 141 dwellings 

Achievability HELAA capacity 0 

Deliverability issues Access proposals may not be 
acceptable to the highways 
authority;  Timing of 
wastewater infrastructure 
upgrades 

HELAA density N/a 

Viability issues Cost of highway upgrades, if 
principle of access is 
accepted;  Cost of upgrading 
wastewater infrastructure 
 

Comments Capacity is nil because 
the site is considered to 
be unsuitable due to 
heritage  impacts   

Landowner timescales Within 5 years   
 

Conclusions  

The A1057 is the primary route between Hatfield and the centre of St Albans, is extremely busy and suffers from 
significant congestion. The stretch of the A1057 in this area is rural in character, reflecting the change as you leave 
Hatfield which is reinforced with an increase in the speed limit to 40mph that terminates at the eastern boundary of 
the site. A new access onto the A1057 may introduce an additional point of conflict in an area where safety cameras 
have been introduced in response to a poor accident history alongside high vehicle speeds. However, other direct 
accesses onto the A1057 do exist (Poplars Avenue, Ellenbrook), and there is no ‘in principle’ objection to the 
proposed access to Hat3 from the highways authority and a new point of access is likely to be acceptable. This 
would be subject to further exploration of detailed proposals including the need for some realignment and widening 
of the Hatfield Road in the vicinity of the site.   

If development were brought forward on the site, it would be necessary to ensure any access arrangements do not 
cause an obstruction and lead to further delays to priority traffic. Further work will be required to establish whether a 
roundabout represents the most suitable access arrangement. A TS/TA would be required at planning application 
stage depending on the scale of development.  

Furthermore, a buffer zone would be required between new development and sources of air and noise pollution 
along the A1057. At the planning application stage, an air quality and noise survey and report would be required to 
demonstrate that appropriate mitigation measures can deliver a residential development with a healthy internal and 
external environment that satisfies the requirements of the local planning authority. 

Existing hedgerows and trees along boundaries would need to be retained, enhanced/buffered to protect NERC 
butterfly species and other protected species, with additional mitigation and/or compensation provided as 
necessary. 
 
Historic England recommend this site is not brought forward due to impact upon a number of heritage assets and 
the general character of the area, which they suggest should be considered for designation as a Conservation Area. 
The site provides a rural farmland setting area between the listed farm buildings and manor house, forming an 
integral part of their setting. Therefore, the impact upon the setting of those heritage assets would be considered to 
result in substantial harm. Therefore, the site is considered unsuitable.  
 

Suitable No Available Yes Achievable Yes Deliverability 
timescale 

N/a 



 
 
 

Site Reference: Hat4       Site name: South of Ellenbrook, AL10 9RT 

. 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 6.1ha 
 

Site context 
Green Belt Yes 

Previously 
developed 

No 

Land 
use/character 

Agriculture, hedgerows 
and trees along 
boundaries 

Surrounding land 
uses and 
character 

Mosaic of pasture and 
cropland with pockets of 
residential to the west; 
residential to the north; 
recreation area 
/playground to the east 
with residential and 
A1(M) beyond; open 
fields to the south with 
the A414 beyond. Alban 
Way forms the southern 
boundary 

 

Site promotion 
Source of promotion Landowner  

Land use promoted Residential 
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Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R6 River 
Corridors; R19 Noise; D2 Character and Context; RA10 Landscape Character 
Area; CLT1 Protection of existing leisure facilities; Emerging Core Strategy: 
CS11 Protection of Critical Assets;  
NPPF: Section 10  ‘Climate change, flooding and coastal change’; Section 11  
‘Conserving and enhancing the natural environment; Section 12 ‘Conserving 
and enhancing the historic environment’.  

 
Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access could be achieved from Ellenbrook Lane. Point of access is within 
Flood Zones 2, 3a and 3b, and the length of Ellenbrook Lane linking the 
site to the A1057 is within Flood Zone 3b (functional floodplain).  Level 2 
SFRA puts the depth of fluvial flood water along Ellenbrook Lane at 
between 0.1 - 1m in the 1 in 100 year plus climate change scenario. The 
stretch of Ellenbrook Lane adjacent to the site is also subject to 1 in 30 
year surface water flood risk extent, and the whole of the lane is subject to 
the 1 in 100 year extent. If a secondary point of access is required, Wilkins 
Green Lane would not be up to the standards required by the Fire and 
Rescue Service. 

 Alban Way (Route 61 of the National Cycle Network) runs adjacent to the 
southern boundary of the site. 

 The site is 500m from the A1(M) so traffic noise may be significant.  

 13.1% of the site falls within Flood Zone 2, 5% within Flood Zone 3a and 
0.6% within Flood Zone 3b. Remainder of the site (86.9%) within Flood 
Zone 1. There are a number of culverts along Ellenbrook in this area. 
Whilst blockages of these culverts would be outside of the promoter’s 
control, they could exacerbate flood risk affecting the site and access. 



 
 

 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Site demonstrates some of the characteristics of the Colney Heath 
Farmland Landscape Character Area (medium scale arable field; network 
of hedges, field trees and tree belts bound the site) 

 Low ecological sensitivity 

 Historic England recommend site is not developed due to significant 
adverse impact on the setting of the Grade II* listed Torilla and Grade II 
listed Great Nast Hyde House and Grade II listed Nast Hyde Farm  

 Noise from the A1(M) is likely to affect residential amenity. 

 Loss of existing playground and outdoor recreational area 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Likely to be attractive to the market as it is relatively close to some services 
and the business park/University in Hatfield and is on a main route to St 
Albans. 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
100 dwellings on a developable 
area of 5ha (20dph) 

Any known constraints None HELAA Scenario/ 
methodology 

> 6ha so 25dph = 150 dwellings 
based on 6.1ha 

Achievability HELAA capacity 0 

Deliverability issues None  HELAA density N/a 

Viability issues Access and flood mitigation 
measures 

Comments Unsuitable  

Landowner timescales Within 5 years   

Conclusions  

Access to the site can be achieved via Ellenbrook Lane. The point of access and eastern areas of the site are within  
Flood Zone 2 and 3b (functional floodplain) of the Ellenbrook main river and the Level 2 SFRA indicates that most of 
Ellenbrook Lane falls within Flood Zone 2 and/or 3b, at various depths up to 1m. Furthermore, parts of the site 
adjacent to Ellenbrook Lane and the lane itself are subject to surface water flood risk (both the 1 in 30 year and 1 in 
100 year extents). The Environment Agency, Highways Authority and Fire and Rescue Service have considered 
flood risk to accessibility and have advised that Ellenbrook Lane as a primary access route is acceptable, and 
access through Flood Zones 2 and 3 into the site from Ellenbrook Lane is acceptable, subject to agreeing the details 
of any new access. On this basis, a secondary point of access via Wilkins Green Lane would not be required. 
However, if a secondary point of access is required the Fire and Rescue service have advised that Wilkins Green 
Lane in its current state would be too narrow and its weight bearing capacity for a fire appliance is doubtful.  In any 
event highway upgrades to Wilkins Green Lane would be likely to have an adverse impact on the heritage assets 
along the lane. 
 
Historic England recommend that this site should not come forward due to a likely significant adverse impact on the 
three listed properties nearby (Grade II* and Grade II). The site promoters suggest development could be restricted 
to the central and eastern areas of the site and away from the heritage assets, with a new tree lined boundary 
screening development from the west and north. However, it considered that substantial harm to the designated 
heritage assets would arise should the site be developed, even at a reduced capacity, and would be beyond 
mitigation. 
 
In conclusion, the site is considered unsuitable due to the substantial harm to heritage assets. 
 
If this site were allocated, it would result in the loss of the existing playground and recreation area in order to enable 
access to Ellenbrook Lane. This would need to be compensated for on site. Noise from the A1(M) is also likely to be 
significant. A noise survey and report would be required at the planning application stage to demonstrate that 
appropriate mitigation measures can deliver a residential development with a healthy internal and external 
environment that satisfies the requirements of the local planning authority. 
 

Suitable No Available Yes Achievable No Deliverability 
timescale 

N/a 



Site Reference: Hat5       Site name: North of Roehyde, AL10 9NT 

. 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 14.8ha 

Site context 
Green Belt Yes 

Previously 
developed 

No 

Land 
use/character 

Agriculture, hedgerows and 
trees along boundaries 

Surrounding 
land uses and 
character 

Mosaic of pasture and cropland 
with pockets of residential to 
the west; open field to the 
north; residential to the east 
with the A1(M) and Comet Way 
beyond; open field to the south 
with the A414 beyond. Alban 
Way forms the north-western 
boundary 

Site promotion 
Source of promotion Landowner  

Land use promoted Residential 
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Borough Council LA100019547 2015 
 

Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R6 River 
Corridors; R15 Wildlife Sites; R19 Noise; D2 Character and Context; RA10 
Landscape Character Area; Emerging Core Strategy: CS11 Protection of 
Critical Assets. NPPF: Section 10 ‘Climate change, flooding and coastal 
change’; Section 11 ‘Conserving and enhancing the natural environment; 
Section 12 ‘Conserving and enhancing the historic environment’.  
 
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 6.2% of the site falls within Flood Zone 2, and 2.1% within Flood Zone 3a. 
Remainder of the site (93.89%) is within Flood Zone 1.  There are a 
number of culverts along Ellenbrook in this area. Whilst blockages of 
these culverts would be outside of the promoter’s control, such blockages 
could exacerbate flood risk affecting the site and access. 

 Access could be achieved from Ellenbrook Lane. Point of access is within 
Flood Zones 2, 3a and 3b, and the length of Ellenbrook Lane linking the 
site to the A1057 is within Flood Zone 3b (functional floodplain).  Level 2 
SFRA puts the depth of fluvial flood water along Ellenbrook Lane at 
between 0.1 - 1m in the 1 in 100 year plus climate change scenario. The 
stretch of Ellenbrook Lane adjacent to the site is also subject to 1 in 30 
year surface water flood risk extent, and the whole of the lane is subject to 
the 1 in 100 year extent. If a secondary point of access is required it would 
need to cross the Alban Way to facilitate onward access to Wilkins Green 
Lane. Vehicular crossing of the Alban Way would not be supported by 
highways authority and Wilkins Green Lane is not up to the standards 
required by the Fire and Rescue Service. 

 Alban Way (Route 61 of the National Cycle Network) runs adjacent to the 
northern boundary of the site. 

 Within 100m of the A1(M), 75m of the A414, and 100m of Roehyde 
allocated waste site. Air and noise pollution is likely to be significant.  

  



 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Colney Heath Farmland Landscape Character Area 30: Site demonstrates 
some of the characteristics (medium scale arable field; network of hedges, 
field trees and tree belts bound the site) 

 Site adjoins Local Wildlife Site Copse at Nast Hyde (WS96) to the south 

 Historic England comment that development may adversely impact upon 
the character and appearance of Wilkins Green Lane 

 Air / noise pollution from transport routes is likely to affect residential 
amenity. 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Likely to be attractive to the market as relatively close to some services and 
the business park/University in Hatfield and is on a main route to St Albans. 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
225 dwellings (7.5ha propped 
developable area at 30dph, 
based on concept plan) 

Any known 
constraints 

None HELAA Scenario/ 
methodology 

> 6ha so 25dph = 370 dwellings 
based on 14.8ha 

Achievability HELAA capacity 140 dwellings based on 7ha 

Deliverability 
issues 

None  HELAA density 20dph 

Viability issues 
 
 
 
 
Landowner 
timescales 

Access and flood mitigation 
measures, mitigation of air and 
noise pollution 
 
 
Area of Special Restraint (post-plan 
period) 

Comments Developable area reduced to 
7ha, based upon proposed 
concept plan (7.5ha) and then 
deducting land in flood zone 2/3 
of the proposed developable 
area (0.5ha). Density reduced 
from 25 to 20 dph reflecting the 
need to mitigate air and noise 
pollution. 

Conclusions  

Access to the site can be achieved via Ellenbrook Lane. The point of access and eastern areas of the site are within  
Flood Zone 2 and 3b (functional floodplain) of the Ellenbrook main river and the Level 2 SFRA indicates that most of 
Ellenbrook Lane falls within Flood Zone 2 and/or 3b, at various depths up to 1m. Furthermore, parts of the site 
adjacent to Ellenbrook Lane and the lane itself are subject to surface water flood risk (both the 1 in 30 year and 1 in 
100 year extents). The Environment Agency, Highways Authority and Fire and Rescue Service have considered 
flood risk to accessibility and have advised that Ellenbrook Lane as a primary access route is acceptable, and 
access through Flood Zones 2 and 3 into the site from Ellenbrook Lane is acceptable, subject to agreeing the details 
of any new access. On this basis, a secondary point of access via Wilkins Green Lane would not be required. 
However, if a secondary point of access is required, the Highways Authority do not support a vehicular crossing on 
the Alban Way and the Fire and Rescue service have advised that Wilkins Green Lane in its current state would be 
too narrow and its weight bearing capacity for a fire appliance is doubtful. In any event highway upgrades to Wilkins 
Green Lane would be likely to have an adverse impact on the heritage assets along the lane.  
 
The 2015 SFRA Level 2 assessment of the site, which uses more refined modelling than the national Flood Map for 
Planning, indicates that 6.2% or 0.9ha of the site falls within Flood Zone 2 and/or 3. It would be feasible to keep the 
footprint of development within Flood Zone 1 following a sequential approach to site layout, should the site be 
allocated for development. As such, the area within Flood Zones 2 and 3 of the proposed developable area set out 
in the concept plan (0.5ha) has been deducted when calculating the developable area of the site, rather than 
rendering the site unsuitable on flood risk grounds. If residential development is sited within Flood Zone 3a the 
Exception Test would need to be applied. 
 
Air and noise pollution from the major transport routes and waste site (if brought forward) is likely to be significant, 
with a buffer zone likely to be required. At planning application stage, an air quality and noise pollution survey and 
report would be required to demonstrate that appropriate mitigation measures can deliver a residential development 
with a healthy internal and external environment that satisfies the requirements of the local planning authority. 
 
Delivery estimated to be the end of the plan period as this reflects the landowner’s intention for the site to be used 
as an Area of Special Restraints. 
 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

11-15 years 



Site Reference: Hat8,9,10  Site name: Roehyde, AL4 0RZ  
. 
 
 
 
 
 
 
 

 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 4.34ha within Welwyn Hatfield 
borough. (The rest of the 31ha site 
is within St Albans District.) 

Site context 
Green Belt Yes 

Previously 
developed 

Partly 

Land use 
/character 

Formerly a quarry and landfill site. 
Currently mixed use: storage 
depot, hardstandings, lorry and 
bus parking, warehouses and five 
residential properties.  Part 
allocated waste site AS036. The 
west of the site is scrubland / 
grassland. 

Surrounding 
land uses and 
character  

A414 runs to the north and the 
A1(M) to the east. Fields and 
agricultural land are located to the 
west. To the south (within the 
broader site area in St Albans) are 
grassed / wooded areas and 
Roehyde farm house. 

Site promotion 
Source of promotion Landowners consortium 

and agent 

Land use promoted Employment 
Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 

Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R7 Protection 
of Ground and Surface Water; R11 Biodiversity and Development; R18 Air 
Quality; R19 Noise pollution; RA10 Landscape Character Area; M1 
Integrating Transport and Land Use. Emerging Core Strategy: CS11 
Protection of Critical Assets; NPPF: Section 11 ‘Conserving and enhancing 
the natural environment; Section 12 ‘Conserving and enhancing the historic 
environment’.  
St Albans Emerging Core Strategy: E4 Strategic Employment Sites Draft 
Strategic Local Plan: Section 7 A Thriving Economy; Hertfordshire Waste 
Development Framework (Waste Site Allocation AS036 Roehyde) 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access is proposed via a new junction onto the A414. Promoter cites a 
Land Tribunal Award in 1997 which states the Highways Agency will not 
object to the access onto the A414 provided it complies with design and 
safety standards.  

 Eastern part of the site (approx 1.6ha) is an allocated waste site (AS036) 
in the Hertfordshire Waste Development Framework, which extends 
further south into St Albans district. 

 Potential for noise and air pollution due to the proximity of the A1(M) and 
A414. Depending on future use, the adjoining allocated waste site could 
also be a source of noise and air pollution. 

 Hat8,9 and 10 taken as as whole fall within Flood Zone 2 (21% of site) 
and Flood Zone 3 (18% of site). Site not assessed in SFRA Level 2. 

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to the existing drainage infrastructure are likely to be required 
ahead of the development. Upgrades can take around 18 months to 3 
years to design and deliver. 

 Within Ground Source Protection Zone 2 (second most sensitive zone). 



 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 LCA 30: Colney Heath Farmland. Flat landscape, segregated by the 
transport network (A1M and A414). Eastern part of the site is dominated 
by built form, whilst the landscape to the west is grassland and restored 
mineral works, with intermittent trees and hedgerow.  

 Grade II listed Roehyde farmhouse, barn and stable is located 300m 
south of the site (within the wider site area in St Albans District). 

 Depending on the precise employment mix, noise and air pollution from 
the transport network and allocated waste site could affect the amenity of 
future occupiers.  

 Partly consists of areas of scrubland/ grassland with hedgerows and 
scattered trees. Ecological value would require further assessment. 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Likely to be attractive to the market given its location next to A1M junction and 
links to M1 and M25, however potential for waste uses on the adjacent 
allocated waste site (AS036) may detract from this. 

Availability Site capacity 
Site ownership Complex- promoted by a 

consortium of landowners but 
does not include all 
landowners. 

Promoted by 
landowner 

4.34ha of B use class employment 
in Welwyn Hatfield Borough 

Any known constraints Title affected by rights, 
reservations and exceptions. 
Not all landowners appear to 
be promoting the site. 

HELAA Scenario/ 
methodology 

B1a/b – 75% plot ratio = 32,250m2 
B8 – 50% plot ratio = 21,500m2 
B1c/B2 – 40% plot ratio = 17,200m2 

Achievability HELAA capacity Nil 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density n/a 

Viability issues Cost of upgrading wastewater 
infrastructure;  cost of 
addressing restrictive 
covenants, proximity of 
possible waste site may 
detract from site value for 
certain B uses 

Comments 1.6 hectares of the site is allocated 
waste site AS036, so could not 
come forward for employment uses. 
In addition, less than 15% of the 
wider site area proposed falls within 
Welwyn Hatfield Borough.  Most of 
the site is in St Albans and it could 
only come forward with the 
cooperation of St Albans District 
Council. St Albans Strategic Local 
Plan publication 2016 does not 
identify Roehyde as a strategic 
employment site. Very poor 
pedestrian and cyclist connectivity 
with services in Hatfield due to 
significant barriers (A1M and A414) 
with no enhancement solutions 
evident  

Landowner timescales Not specified.   
 

Conclusions  

The highway authority has objected to previous development proposals for this site because the layout failed to 
satisfy design criteria. A significantly upgraded junction was also considered to represent a new direct access to a 
principle road, which without special circumstances fails to comply with HCC Local Transport Plan policy. However, 
the continuous expansion in use of part of the site over many years and the intensification in use of the existing 
access means the highway authority considers it can no longer sustain an in principle objection relating to a 
replacement upgraded access layout. This decision has been taken with the assumption that the existing access is 
permanently stopped up and the replacement access fully complies with design criteria. The A414 forms part of 
Hertfordshire’s main east west routes and this section is one of the busiest local roads in the county. The route will 
provide a progressively important role in the strategic road network due to predicted increases in demand. A 
development of this scale and additional junction is likely to lead to further delays to the route. Therefore, it is critical 
that an access design has sufficient capacity. 
  



 
 
 

 

 

 
The site is beyond typical walking distances of a majority of surrounding settlements. Acceptable cycling distances 
are greater but still only cover a relatively small catchment area. It is acknowledged that the proposal may be able to 
provide upgraded segregated cycling/walking routes along A414 and connections into the surrounding areas but 
severance caused by A414 and A1(M) is highly likely to restrict feasible options. The new access junction would 
need to incorporate pedestrian/cycling and possibly priority bus access, all of which is likely to have significant impact 
on junction capacity. The A1(M) underpass towards the university is noted, however, primarily due to location, the 
likelihood is a significant majority of employees associated with an employment site are likely to be heavily 
dependent on private cars and therefore without further information relating to supporting measures it is difficult to 
understand how the sustainable requirements of a major employment site in this location can be achieved. 
 
The site assessed is the small proportion of the wider site that lies with Welwyn Hatfield Borough Council. However, 
in practice proposals could only come forward if the whole site is developed. Whilst the site has been considered as 
possible employment land in the past, there is currently no intention by St Albans District Council to allocate the site 
in its Local Plan and release the land from the Green Belt. As such development is unlikely to be achievable on the 
small part of the site in Welwyn Hatfield. Furthermore part of the site is an allocated waste site, which is protected for 
waste uses and cannot be allocated as employment land. 
 
In light of St Albans District Council’s current position on development of area and the lack of evidence demonstrating 
how sustainable travel links into Hatfield could be achieved, the site is considered unsuitable. 
 
Furthermore, the site has a complex ownership with a number of different landowners and it is subject to a series of 
rights, reservations and exceptions.  It is not clear if all landowners are promoting the site and any legal constraints 
would need to be overcome. As such, the availability and deliverability of the site is subject to considerable 
uncertainty. 
 
However, if development did come forward on the site a number of issues would need to be addressed. 
 
This site was not considered within the SFRA Level 2 Assessment as it had previously failed the 2014 SHLAA stage 
1 sieve (i.e. did not adjoin an existing urban area). However, a subsequent flood risk analysis shows that 
approximately 21% of the site falls within Flood Zones 2/3 as defined on the Environment Agency’s National Flood 
Map for Planning. It may be feasible to keep the footprint of development out of Flood Zones 2 and 3a/b following a 
sequential approach to site layout, should the site be allocated for development. Design and construction of any 
structure within the main river to provide a vehicular and pedestrian crossing over the watercourse would have to 
secure consent from the Environment Agency. Safe access and egress to the site in times of flood or heavy rainfall 
will need to be demonstrated. 
 
Any impact on the nearby Grade II Listed farmhouse will need to be addressed and mitigated. 
 
An air and noise pollution buffer zone may be required as well as other mitigation measures depending upon precise 
mix of uses and layout. At planning application stage, an air quality and noise pollution survey and report would be 
required to demonstrate that appropriate mitigation measures can deliver a development with a healthy environment 
that satisfies the requirements of the local planning authority. 
 
If the site came forward it would be served by Maple Lodge STW. Waste water capacity upgrades will be required.  
This is likely to delay delivery of development. 
 
Given the site’s location within an outer Ground Source Protection Zone and the potential risks from the mobilisation 
of contaminants into the ground water, SuDS for surface water runoff from roads, car parking and public or amenity 
areas should be suitably designed and the requisite number of treatment stages incorporated to prevent the pollution 
of groundwater. Risks will need to be addressed at the planning application stage. 
 
A Phase 1 habitat survey may be needed to assess ecological value of the site and inform any mitigation/ 
compensation.   
 

Suitable No Available Uncertain Achievable Uncertain 
Deliverability 
timescale 

n/a 
 



 
 
 
  

Site Reference: Hat9 Site name: Roehyde, AL4 0RZ  
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-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 1.58ha within Welwyn 
Hatfield borough. (The rest 
of the 25 ha site is within St 
Albans District.) 
 Site context 

Green Belt Yes 

Previously developed No 

Land use/character Formerly a quarry and 
landfill site. Currently 
scrubland / grassland. 

Surrounding land uses 
and character  

A414 runs to the north and 
Allocated waste site AS036 
lies to the east, with the 
A1(M) beyond. Fields and 
agricultural land are located 
to the west. To the south 
(within the broader site area 
in St Albans) are grassed / 
wooded areas and Roehyde 
farm house. 

Site promotion 
Source of promotion Landowner and agent 

Land use promoted Employment 
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Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R7 Protection 
of Ground and Surface Water; R11 Biodiversity and Development; R18 Air 
Quality; R19 Noise pollution; RA10 Landscape Character Area; M1 
Integrating Transport and land Use; Emerging Core Strategy: CS11 
Protection of Critical Assets. NPPF: Section 11 ‘Conserving and enhancing 
the natural environment’; Section 12 ‘Conserving and enhancing the historic 
environment’.  
St Albans Emerging Core Strategy: E4 Strategic Employment Sites. Draft 
Strategic Local Plan: Section 7 A Thriving Economy. Hertfordshire Waste 
Development Framework (Waste Site Allocation AS036 Roehyde) 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access is proposed from the A414 via an all-movement traffic signalised 
junction to the west of the existing left-in/ left-out priority junction with 
Ryders Avenue.  

 Potential for noise and air pollution due to the proximity of the A1(M) and 
A414. Depending on future use, the adjoining allocated waste site could 
also be a source of noise and air pollution. 

 Site falls within Flood Zone 2 (approximately 10% of site) and Flood Zone 
3 (approximately 9.5% of site). Site not assessed further in SFRA Level 2. 

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to the existing drainage infrastructure are likely to be required 
ahead of the development. Upgrades can take around 18 months to 3 
years to design and deliver. 

 Within Ground Source Protection Zone 2 (second most sensitive zone). 
 



 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 LCA 30: Colney Heath Farmland. Flat landscape, characterised by the 
transport network (A1M and A414). Grassland and restored mineral 
works, with several tree belts and hedgerow.  

 Grade II listed Roehyde farmhouse, barn and stable is located 300m 
south of the site (within the wider site area in St Albans District). 

 Depending on the precise employment mix, noise and air pollution from 
the transport network and allocated waste site could affect the amenity of 
future occupiers.  

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Likely to be attractive to the market given its location next to A1M junction and 
links to M1 and M25, however potential for waste uses on the adjacent 
allocated waste site (AS036) may detract from this. 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
1.58 ha of employment (science 
and logistics park) site within 
Welwyn Hatfield Borough area 

Any known constraints Restriction applies to title HELAA Scenario/ 
methodology 

B1a/b – 75% plot ratio = 11,850m
2
 

B8 – 50% plot ratio = 7,900m
2
 

B1c/B2 – 40% plot ratio = 6,320m
2
 

Achievability HELAA capacity Nil 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density n/a 

Viability issues Cost of upgrading wastewater 
infrastructure;  cost of 
addressing restrictions on title, 
proximity of possible waste site 
may detract from site value for 
certain B uses 

Comments Capacity is nil as site is not suitable. 
Less than 7% of the promoted site 
falls within Welwyn Hatfield 
Borough.  Most of the site is in St 
Albans. St Albans Strategic Local 
Plan publication 2016 does not 
identify Roehyde as a strategic 
employment site. Very poor 
pedestrian and cyclist connectivity 
with services in Hatfield due to 
significant barriers (A1M and A414) 
with no enhancement solutions 
evident 

Landowner timescales Not specified.   
 

Conclusions  

 
The highway authority has objected to previous development proposals for this site because the layout failed to 
satisfy design criteria. A significantly upgraded junction was also considered to represent a new direct access to a 
principle road, which without special circumstances fails to comply with HCC Local Transport Plan policy. However, 
the continuous expansion in use of the site to the east over many years and the intensification in use of the existing 
access means the highway authority considers it can no longer sustain an in principle objection relating to a 
replacement upgraded access layout. This decision has been taken with the assumption that the existing access is 
permanently stopped up and the replacement access fully complies with design criteria. The A414 forms part of 
Hertfordshire’s main east west routes and this section is one of the busiest local roads in the county. The route will 
provide a progressively important role in the strategic road network due to predicted increases in demand. A 
development of this scale and additional junction is likely to lead to further delays to the route. Therefore, it is critical 
that an access design has sufficient capacity. 
 
The site is beyond typical walking distances of a majority of surrounding settlements. Acceptable cycling distances 
are greater but still only cover a relatively small catchment area. It is acknowledged that the proposal may be able to 
provide upgraded segregated cycling/walking routes along A414 and connections into the surrounding areas but 
severance caused by A414 and A1(M) is highly likely to restrict feasible options. The new access junction would 
need to incorporate pedestrian/cycling and possibly priority bus access, all of which is likely to have significant 
impact on junction capacity. The A1(M) underpass towards the university is noted, however, primarily due to 
location, the likelihood is a significant majority of employees associated with an employment site are likely to be 
heavily dependent on private cars and therefore without further information relating to supporting measures it is 
difficult to understand how the sustainable requirements of a major employment site in this location can be 
achieved.  



 
 
 

 

 

The site assessed is the small proportion of the wider site that lies with Welwyn Hatfield Borough Council. However, 
in practice proposals could only come forward if the whole site is developed. Whilst the site has been considered as 
possible employment land in the past, there is currently no intention by St Albans District Council to allocate the site 
in its Local Plan and release the land from the Green Belt. As such development is only achievable on the small part 
of the site in Welwyn Hatfield.   
 
In light of St Albans District Council’s current position on development of the area and the lack of evidence 
demonstrating how sustainable travel links into Hatfield could be achieved, the site is considered unsuitable and its 
achievability is uncertain. Furthermore, restrictions on the title would need to be overcome, which could impact on 
viability or delay development. 
 
Notwithstanding the above comments, if development did come forward on the site a number of issues would need to 
be addressed. 
 
This site was not considered within the SFRA Level 2 Assessment as it had previously failed the 2014 SHLAA stage 
1 sieve (i.e. did not adjoin an existing urban area). However, a subsequent flood risk analysis shows that 
approximately 10% of the site falls within Flood Zones 2/3 as defined on the Environment Agency’s National Flood 
Map for Planning. It may be feasible to keep the footprint of development out of Flood Zones 2 and 3a/b following a 
sequential approach to site layout, should the site be allocated for development. Design and construction of any 
structure within the main river to provide a vehicular and pedestrian crossing over the watercourse would have to 
secure consent from the Environment Agency. Safe access and egress to the site in times of flood or heavy rainfall 
will need to be demonstrated. 
 
An air and noise pollution buffer zone may be required as well as other mitigation measures depending upon precise 
mix of uses and layout. At planning application stage, an air quality and noise pollution survey and report would be 
required to demonstrate that appropriate mitigation measures can deliver a development with a healthy environment 
that satisfies the requirements of the local planning authority. 
 
Any impact on the nearby Grade II Listed farmhouse will need to be addressed and mitigated. 
 
If the site came forward it would be served by Maple Lodge STW. Waste water capacity upgrades will be required.  
This is likely to delay delivery of development. 
 
Given the site’s location within an outer Ground Source Protection Zone and the potential risks from the mobilisation 
of contaminants into the ground water, SuDS for surface water runoff from roads, car parking and public or amenity 
areas should be suitably designed and the requisite number of treatment stages incorporated to prevent the pollution 
of groundwater. Risks will need to be addressed at the planning application stage. 
 
A Phase 1 habitat survey may be needed to assess ecological value of the site and inform any mitigation/ 
compensation.  
 

Suitable No Available Uncertain Achievable Uncertain 
Deliverability 
timescale 

n/a 



 

Site Reference: Hat11 
(scenario 1) 

      Site name: Land at Southway, AL10 8HS 

.

 

-  

Site details 
Settlement Hatfield 

Ward Welham Green & Hatfield South 

Site area 12.5 ha (6ha promoted for 
development) 

Site context 
Green Belt Yes 

Previously developed No 

Land use/ character Grassland/ agricultural 

Surrounding land 
uses and character 

Southway to north with 
residential beyond; grassland, 
cemetery and park and ride to 
the west; agricultural fields to the 
south; woodland and grassland 
to the south east. Major 
Developed Site (New Barnfield) 
and Travellers Lane Industrial 
Estate to the east. 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential  
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Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green Belt; 
IM2 (Planning Obligations) and Planning Obligations SPD; R11 Biodiversity and 
Development; R13 SSSI; R15 Wildlife Sites; R18 Air Quality; R19 Noise 
pollution; R28 Historic Parks and Gardens; RA10 Landscape Character Area; 
Emerging Core Strategy: CS11 Protection of Critical Assets; NPPF: Section 11 
‘Conserving and enhancing the natural environment; Section 12 ‘Conserving and 
enhancing the historic environment’. 

Physical constraints: 

 Access to the site 

 Infrastructure location/ 
capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access via an upgrade to the existing cemetery access. Potential need for 
signalised junction 

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to the existing drainage infrastructure are likely to be required 
ahead of the development. Upgrades can take around 18 months to 3 years 
to design and deliver. 

 Located close to Southway and western end is 550m from the A1(M), both of 
which are subject to high levels of HGV usage. Traffic generated pollutants 
arising from these routes are likely to be significant. 

 Located close to Southway so traffic noise is likely to be significant. The 
western end of the site is close to the A1(M) which is also a significant noise 
source. There is a park and ride located 200m to the west that, depending on 
its intensity and hours of use, may constitute an important noise source. The 
eastern end of the site is close to a distribution depot so HGV traffic 
movements and loading/unloading noise may also be a factor. A further noise 
source could be the New Barnfield MDS which is allocated for waste uses 
within HCC’s Waste Local Plan Site Allocations DPD. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 



 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Mimmshall Valley Character Area 29: Site and adjacent landscape 
demonstrates its key characteristic of woodland blocks and fenced pasture; 
high points in the landscape; urban fringe; strongly influenced by major 
transport routes. Complex of pond and trees in the south east corner of the 
site is a notable feature. 

 Adjacent to local wildlife site WS101 Southway – Southern Road Verge. 
Grassland and mixed hedgerows with potential for protected birds   

 Site is within 1,750m of Water End SSSI 

 Historic England comment that low rise residential development on this site is 
unlikely to have an adverse impact on any designated heritage assets, 
including Hatfield Park Registered Park and Garden 

 Adjoining and nearby transport routes, industrial areas and possible future 
waste uses are a potential source of noise and air pollution affecting 
residential amenity 

 Two public rights of way bisect the site in a broadly north-south direction.  

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Likely to be attractive to the market given its location close to major transport 
nodes and Hatfield, however potential for waste uses on the adjacent MDS may 
detract from this. 

 

Availability Site capacity 
Site ownership Promoted by landowner Promoted by 

landowner 
250-300 dwellings (42-50dph on 
6ha proposed developable area) 

Any known constraints None HELAA Scenario/ 
methodology 

> 6ha so 25dph = 150 dwellings on 
6ha 

Achievability HELAA capacity 120 dwellings  

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 20dph 

Viability issues 
 
 
 
 
Landowner 
timescales 

Cost of upgrading wastewater 
infrastructure; cost of highway 
upgrades; proximity of possible 
waste site may detract from site 
value 
 
Within 5 years 

Comments Density within the proposed 6ha 
developable area reduced to allow 
for mitigation of air and noise 
pollution from transport routes 
buffering of the adjoining wildlife site 
and wider site ecology, and 
easement for rights of way. 

Conclusions  

Principle of upgrading the existing cemetery access off Southway to provide access to the site for up to 300 
dwellings (single point of access), is acceptable to the highways authority, subject to detailed design. Potential need 
to introduce a signalised junction on Southway. 
 
A buffer zone would be required between new development and sources of air and noise pollution, as well as other 
mitigation measures. At planning application stage, an air quality and noise pollution survey and report would be 
required to demonstrate that appropriate mitigation measures can deliver a residential development with a healthy 
internal and external environment that satisfies the requirements of the local planning authority. 
 
A buffer to the adjacent wildlife site to the north is likely to be required. Opportunity to retain hedgerows, particularly 
the western hedgerow, and create grassland. Phase 1 habitat survey would be needed to assess ecological value of 
the site and inform any mitigation/compensation.  Residential development of this site has the potential to impact 
upon Water End SSSI and would require consultation with Natural England. Development will need to ensure any 
impacts are avoided or mitigated. 
 
Proposed 6ha site is considered suitable subject to a reduced density to allow for mitigation of ecological impacts, 
air and noise pollution arising from the transport routes, and easements for rights of way. 
 
A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as 
specific costs are currently unspecified. Delivery timescales may also be affected as a result of wastewater 
upgrades in light of other sites coming forward for development in the area. Estimated within 5 years if wastewater 
upgrades are designed and delivered in time depending on the wider need for upgrades to wastewater infrastructure 
associated with the overall quantum of development that would be served by Maple Lodge STW, otherwise 6-10 
years may be more realistic. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



 

 

Site Reference: Hat11 
(scenario 2) 

      Site name: Land at Southway, AL10 8HS 

.

 

-  

Site details 
Settlement Hatfield 

Ward Welham Green & Hatfield 
South 

Site area 12.5 ha (6ha promoted for 
development 
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Grassland/ agricultural 

Surrounding land 
uses and character 

Southway to north with 
residential beyond; 
grassland, cemetery and 
park and ride to the west; 
agricultural fields to the 
south; woodland and 
grassland to the south 
east. Major Developed 
Site (New Barnfield) and 
Travellers Lane Industrial 
Estate to the east. 

Site promotion 
Source of promotion Landowner 

Land use promoted Employment 
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Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R11 
Biodiversity and Development; R13 SSSI; R15 Wildlife Sites; R18 Air Quality; 
R19 Noise pollution; R28 Historic Parks and Gardens; RA10 Landscape 
Character Area; Emerging Core Strategy: CS11 Protection of Critical Assets; 
NPPF: Section 11 ‘Conserving and enhancing the natural environment; 
Section 12 ‘Conserving and enhancing the historic environment’. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access via an upgrade to the existing cemetery access.  Potential need 
for signalised junction 

 Located close to Southway and western end is 550m from the A1(M), both 
of which are subject to high levels of HGV usage. Traffic generated 
pollutants arising from these routes are likely to be significant. 

 Located close to Southway so traffic noise is likely to be significant. The 
western end of the site is close to the A1(M) which is also a significant 
noise source. There is a park and ride located 200m to the west that, 
depending on its intensity and hours of use, may constitute an important 
noise source. The eastern end of the site is close to a distribution depot so 
HGV traffic movements and loading/unloading noise may also be a factor. 
A further noise source could be the New Barnfield MDS which is allocated 
for waste uses within HCC’s Waste Local Plan Site Allocations DPD. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to the existing drainage infrastructure are likely to be required 
ahead of the development. Upgrades can take around 18 months to 3 
years to design and deliver. 

 



 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Mimmshall Valley Character Area 29: Site and adjacent landscape 
demonstrates its key characteristic of woodland blocks and fenced 
pasture; high points in the landscape; urban fringe; strongly influenced by 
major transport routes. Complex of pond and trees in the south east 
corner of the site is a notable feature. 

 Adjacent to local wildlife site WS101 Southway – Southern Road Verge. 
Grassland and mixed hedgerows with potential for protected birds   

 Site is within 1,750m of Water End SSSI 

 Historic England comment that low rise residential development on this 
site is unlikely to have an adverse impact on any designated heritage 
assets, including Hatfield Park Registered Park and Garden 

 Adjoining nearby transport routes/industrial areas, employment uses 
within the site, and possible future waste uses adjacent to the site are 
potential sources of noise and air pollution affecting residential amenity 

 Two public rights of way bisect the site in a broadly north-south direction  
  Contribution to regeneration 

priority areas 
None 

Likely market attractiveness for 
the use proposed 

Likely to be attractive to the market given its location close to major transport 
nodes and Hatfield, however potential adjacent waste site may affect this. 

Availability Site capacity 
Site ownership Promoted by landowner Promoted by 

landowner 
6ha of B class employment 

Any known constraints None HELAA 
Scenario/ 
methodology 

Based on 6ha: 
B1a/b – 75% plot ratio = 46,875m2 
B8 – 50% plot ratio = 31,250m2 
B1c/B2 – 40% plot ratio = 25,000m2 

Achievability HELAA 
capacity 

Limited to the equivalent of 300 
dwellings, and subject to further analysis  
with highway authority following receipt 
of detailed proposals  

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA 
density 

Subject to further analysis 

Viability issues Cost of upgrading wastewater 
infrastructure;  cost of highway 
upgrades; proximity of possible 
waste site may detract from 
site value for certain B uses 

Comments Capacity limited to the equivalent of 300 
dwellings due to a single point of access. 
Capacity may be further affected by the 
need to mitigate impacts on the adjoining 
wildlife site and wider site ecology and of 
air and noise pollution  

Landowner timescales Within 5 years   

Conclusions  

Principle of upgrading the existing cemetery access off Southway to provide access to the site for employment 
development equivalent of up to 300 dwellings (single point of access) is acceptable to the highways authority, 
subject to detailed design. Potential need to introduce a signalised junction on Southway. 
 
An air and noise pollution buffer zone may be required as well as other mitigation measures depending upon 
precise mix of uses and layout. At planning application stage, an air quality and noise pollution survey and report 
would be required to demonstrate that appropriate mitigation measures can deliver a development with a healthy 
environment that satisfies the requirements of the local planning authority. 
 
A buffer to the adjacent wildlife site may be required. Opportunity to retain hedgerows, particularly the western 
hedgerow, and create grassland. Phase 1 habitat survey would be needed to assess ecological value of the site and 
inform any mitigation/compensation. Residential development of this site has the potential to impact upon Water 
End SSSI and would require consultation with Natural England. Development will need to ensure any impacts are 
avoided or mitigated. 
 
A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as 
specific costs are currently unspecified. Delivery timescales may also be affected as a result of wastewater 
upgrades in light of other sites coming forward for development in the area. Estimated delivery within 5 years if 
wastewater upgrades are designed and delivered in time depending on the wider need for upgrades to wastewater 
infrastructure associated with the overall quantum of development that would be served by Maple Lodge STW, 
otherwise 6-10 years may be more realistic. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



 

Site Reference: Hat11 
(scenario 3) 

      Site name: Land at Southway, AL10 8HS 

.

 

-  

Site details 
Settlement Hatfield 

Ward Welham Green & Hatfield S’th 

Site area 12.5 ha  

Site context 
Green Belt Yes 

Previously 
developed 

No 

Land use/character Grassland/ agricultural 

Surrounding land 
uses and character 

Southway to north with 
residential beyond; grassland, 
cemetery and park and ride to 
the west; agricultural fields to 
the south; woodland and 
grassland to the south east. 
Major Developed Site (New 
Barnfield) and Travellers Lane 
Industrial Estate to the east. 

Site promotion 
Source of promotion Landowner 

Land use promoted Mixed Use 
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Site suitability 
considerations 

Comments 
Policy constraints: 

 Adopted Development 
Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green Belt; IM2 
(Planning Obligations) and Planning Obligations SPD; R11 Biodiversity and 
Development; R13 SSSI; R15 Wildlife Sites; R18 Air Quality; R19 Noise pollution; 
R28 Historic Parks and Gardens; RA10 Landscape Character Area; Emerging Core 
Strategy: CS11 Protection of Critical Assets; NPPF: Section 11 ‘Conserving and 
enhancing the natural environment; Section 12 ‘Conserving and enhancing the 
historic environment’. 

Physical constraints: 

 Access to the site 

 Infrastructure 
location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access via an upgrade to the existing cemetery access. Potential need for a 
signalised junction. 

 Located close to Southway and western end is 550m from the A1(M), both of 
which are subject to high levels of HGV usage. Traffic generated pollutants arising 
from these routes are likely to be significant. 

 Located close to Southway so traffic noise is likely to be significant. The western 
end of the site is close to the A1(M) which is also a significant noise source. There 
is a park and ride located 200m to the west that, depending on its intensity and 
hours of use, may constitute an important noise source. The eastern end of the 
site is close to a distribution depot so HGV traffic movements and 
loading/unloading noise may also be a factor. A further noise source could be the 
New Barnfield MDS which is allocated for waste uses within HCC’s Waste Local 
Plan Site Allocations DPD. 

 Any noise and air pollution arising from employment uses within the site, in 
particular B2 and B8, are likely to affect the residential areas of the site, and may 
conversely imposed operational constraints on employment areas of the site. 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 

 Wastewater: Network capacity in the area unlikely to support demand. Upgrades 
to the existing drainage infrastructure are likely to be required ahead of the 
development. Upgrades can take around 18 months to 3 years to design and 
deliver. 



 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Mimmshall Valley Character Area 29: Site and adjacent landscape demonstrates 
its key characteristic of woodland blocks and fenced pasture; high points in the 
landscape; urban fringe; strongly influenced by major transport routes. Complex of 
pond and trees in the south east corner of the site is a notable feature. 

 Adjacent to local wildlife site WS101 Southway – Southern Road Verge. 
Grassland and mixed hedgerows with potential for protected birds.  

 Site is within 1,750m of Water End SSSI. 

 Historic England comment that low rise residential development on this site is 
unlikely to have an adverse impact on any designated heritage assets, including 
Hatfield Park Registered Park and Garden. 

 Adjoining nearby transport routes/industrial areas, employment uses within the 
site, and possible future waste uses adjacent to the site are potential sources of 
noise and air pollution affecting residential amenity. 

 Two public rights of way bisect the site in a broadly north-south direction.  

Contribution to 
regeneration priority 
areas 

None 

Likely market 
attractiveness for the use 
proposed 

Likely to be attractive to the market given its location close to major transport nodes 
and Hatfield, however potential adjacent waste site may affect this. 

Availability Site capacity 
Site ownership Promoted by landowner Promoted by 

landowner 
Mix of residential and employment  

Any known constraints None HELAA 
Scenario/ 
methodology 

Residential based on 12.5ha: 
>6ha so 25dph – 313 dwellings 
Employment based on 12.5ha: 
B1a/b – 75% plot ratio = 93,750m2 
B8 – 50% plot ratio = 62,500m2 
B1c/B2 – 40% plot ratio = 50,000m2 

Achievability HELAA 
capacity 

Limited to the equivalent of 300 
dwellings, and subject to further analysis  
with highway authority following receipt 
of more detailed proposals 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA 
density 

Subject to further analysis 

Viability issues 
 
 
 
 
 
 
Landowner timescales 
 

Cost of upgrading wastewater 
infrastructure; cost of highway 
upgrades; proximity of possible 
waste site may detract from 
site value 
 
 
Within 5 years 

Comments Capacity limited to the equivalent of 300 
dwellings due to single point of access.  
Given these restrictions, the size of the 
site and resultant low density, it should 
be possible to mitigate impacts on the 
adjoining wildlife site/wider site ecology 
and of air/ noise pollution through siting 
and layout without reducing density 
further. 

Conclusions  

Principle of upgrading the existing cemetery access off Southway to provide access to the site for up to 300 
dwellings (single point of access), or an equivalent mix of residential and employment uses, is acceptable to the 
highways authority, subject to detailed design. Potential need to introduce a signalised junction on Southway. 

Air and noise pollution buffer zones (to internal and external sources) may be required as well as other mitigation 
measures depending upon precise mix of uses and layout. At planning application stage, an air quality and noise 
pollution survey and report would be required to demonstrate that appropriate mitigation measures can deliver a 
development with a healthy environment that satisfies the requirements of the local planning authority. 

A buffer to the adjacent wildlife site may be required. Opportunity to retain hedgerows, particularly the western 
hedgerow, ponds and create grassland. Phase 1 habitat survey would be needed to assess ecological value of the 
site and inform any mitigation/compensation. Residential development of this site has the potential to impact upon 
Water End SSSI requiring consultation with Natural England. Development should avoid or mitigate any impacts. 

A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as 
specific costs are currently unspecified. Delivery timescales may also be affected as a result of wastewater 
upgrades in light of other sites coming forward for development in the area. Estimated delivery within 5 years if 
wastewater upgrades are designed and delivered in time depending on the wider need for upgrades to wastewater 
infrastructure associated with the overall quantum of development that would be served by Maple Lodge STW, 
otherwise 6-10 years may be more realistic. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



Site Reference: Hat12       Site name: Nast Hyde Farm, AL4 0SE 

A 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 2.5ha 

Site context 
Green Belt Yes 

Previously 
developed 

No  

Land use/ character Agricultural/grassland. 
North, east and southern 
boundaries formed by 
hedgerows and tree lines.  
Alban Way (National Cycle 
Route) forms the southern 
boundary to the site 

Surrounding land 
uses and character 

Large residential plot to the 
north, with open land and 
residential estate beyond; 
agricultural fields to the east 
and south; farmyard to the 
west with fields beyond.  

Site promotion 
Source of promotion Landowner 

Land use promoted Residential  
 

Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 
 

Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R11 
Biodiversity and Development; R18 Air Quality; R19 Noise; D2 Character 
and Context; RA10 Landscape Character Area; Emerging Core Strategy: 
CS11 Protection of Critical Assets; NPPF: Section 11 ‘Conserving and 
enhancing the natural environment; Section 12 ‘Conserving and enhancing 
the historic environment’.  
 Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Wilkins Green Lane, but would require significant highway 
upgrades (widening, provision of footpaths). 

 There are no known concerns relating wastewater infrastructure for this 
site, however concerns for Hat 3 has been noted. Depending upon 
point of connection, improvements to wastewater infrastructure may be 
required 

 Site may be affected by traffic noise from the A1(M) and A414, which 
are within 500m of the site 

 Site is entirely within Flood Zone 1 (lowest risk of fluvial flooding) 
 

 
Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Colney Heath Farmland Landscape Character Area 30: Site 
demonstrates some of the characteristics (medium scale arable field; 
network of hedges, field trees and tree belts bound the site) 

 Site contains improved grassland, and mixed hedgerows particularly 
along the eastern boundary which are the most sensitive habitats on 
the site. Potential for protected birds in trees along boundaries 

 Historic England recommend site is not developed due to significant 
adverse impact on the setting of the Grade II* listed Torilla (within 50m 
of the site) and Grade II listed Great Nast Hyde House (adjacent to the 
site across Wilkins Green Lane) and Grade II listed Nast Hyde Farm 
(which adjoins the site). Also recommend that designation of a small 
conservation area covering this site and the locality should be done 
jointly with St Albans City and District Council, given the heritage 
assets and rural farmland character 

 Public right of way along the south western boundary.  



 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Likely to be attractive to the market as it is relatively close to some 
services and the business park/University in Hatfield and is on a main 
route to St Albans. 

 

Availability Site capacity 
Site ownership Joint landowners Promoted by landowner Unknown 

Any known constraints None HELAA 
Scenario/methodology 

Between 2 and 6 ha so 
30dph = 75 dwellings 

Achievability HELAA capacity 0 

Deliverability issues Highway upgrades are likely to 
require consent of third party 
landowners;  Timing of 
wastewater infrastructure 
upgrades (if required) 

HELAA density N/a 

Viability issues Highway improvements;  Cost 
of upgrading wastewater 
infrastructure (if required) 

Comments Unsuitable and 
unachievable 

Landowner timescales Within 5 years   
 

Conclusions  

On its own this site would fail the Stage 1 HELAA test (does not adjoin existing urban boundary), and is only 
considered because it adjoins Hat4. On its own merits, the site is unsuitable for the following reasons: 
 
Wilkins Green Lane could provide access to the A1057. However, Wilkins Green Lane, which is single track country 
lane that is 2.5m at its narrowest, which would render to the site unsuitable on highway grounds without significant 
highway upgrades (road widening to at least 4.8m plus provision of a footway).  
 
Highway upgrades would result in the loss of mature trees and hedgerows, changing the character from rural to 
urban, and are likely to impact upon the setting of the Grade II* listed Torilla, and the two Grade II listed properties 
that adjoin Wilkins Green Lane (Nast Hyde Farm and Great Nast Hyde House). Such works may also require Listed 
Building consent as they are likely to affect the fabric of Nast Hyde Farm, and/or extend into the listed curtilage of 
the Grade II listed properties.  Historic England recommend that this site should not come forward for development 
due to a likely significant adverse impact on the three listed properties (Grade II* Torilla, Grade II Nast Hyde Farm 
and Grade II Great Nast Hyde House) and have recommended that a Conservation Area be designated covering 
the heritage assets and Wilkins Green Lane in this area. It is considered that the highway upgrades required to 
serve this site would give rise to substantial harm beyond mitigation to the heritage assets in the vicinity, and it 
therefore considered unsuitable on these grounds also. Further, the land required to deliver highway upgrades does 
not appear to be within the gift of the site promoter, raising uncertainty about how deliverable they would be.  
 
If the site is allocated, a noise survey and report would need to be provided at the planning application stage to 
demonstrate that appropriate mitigation measures can deliver a residential development with a healthy internal and 
external environment that satisfies the requirements of the local planning authority. 
 
If the site is allocated, hedgerows and trees should be retained and the potential for grassland creation explored.  
 
Hat12 lies close to but not adjoining the urban boundary of Hatfield. It is considered unsuitable on highway and 
heritage grounds. The highway upgrades that would be required are not deliverable by the promoter, therefore this 
site not considered achievable. 
 

Suitable No Available Yes Achievable No Deliverability 
timescale 

N/a 



 

Site Reference: Hat19 Site name: Land west of Bramble Road, AL10 9SD 

. 

-  

Site details 
Settlement Hatfield 

Ward Hatfield Villages 

Site area 1.3ha 
 

Site context 
Green Belt Yes 

Previously developed No 

Land use/character Old/rough grassland with 
scrub and scattered trees 

Surrounding land uses 
and character 

Agricultural field to the 
west with agricultural/ 
residential buildings 
beyond; dwelling to the 
north and residential 
estate to the north-east 
and east. Large 
residential plot and farm 
to the south with open 
fields beyond 

 

Site promotion 
Source of promotion Landowner 

Land use promoted Residential 
 

Map © Crown copyright. All rights reserved Welwyn Hatfield 
Borough Council LA100019547 2015 
 

Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R18 Air Quality; R19 Noise; 
D2 Character and Context; RA10 Landscape Character Area; 
Emerging Core Strategy: CS11 Protection of Critical Assets;  
NPPF: Section 11 ‘Conserving and enhancing the natural 
environment’; Section 12 ‘Conserving and enhancing the historic 
environment’.  
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Bramble Road onto Poplars Avenue and the A1057. 

 Wastewater: Network capacity in the area unlikely to support 
demand. Upgrades to the existing drainage infrastructure are 
likely to be required ahead of the development. Upgrades can 
take around 18 months to 3 years to design and deliver 

 Air and noise pollution is likely to be significant as it is located next 
to a busy traffic route (A1057) which regularly becomes 
congested. 

 Site is entirely within Flood zone 1 (lowest risk of fluvial flooding) 
 
 Potential environmental impacts: 

 Landscape capacity/sensitivity 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Site demonstrates some of the characteristics of the Colney Heath 
Farmland Landscape Character Area 30 in that it contains a 
network of hedges, field trees and tree belts. 

 Site is within 120m of Grade II* Torilla, within 100m of Grade II 
Great Nast Hyde House, and within 200m of Grade II Nast Hyde 
Farm.  

 Site has ecological value being old/rough grassland and by virtue 
of trees and hedgerows along boundaries, with NERC butterfly 
species associated with Elm along hedgerows. Herts Ecology 
recommend site is not brought forward for development 

 Air and noise pollution from the A1057 are likely to be significant 
and could impact upon residential amenity 

Contribution to regeneration priority 
areas 

None 



 

Likely market attractiveness for the use 
proposed 

Likely to be attractive to the market as it is relatively close to some 
services and the business park/University in Hatfield and is on a main 
route to St Albans. 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 50 dwellings (38dph, pro 

rata based on original site 
Hat3, of which Hat19 is a 
smaller part) 

Any known constraints None Scenario/methodology < 2ha so 40dph = 52 
dwellings 

Achievability HELAA capacity 20 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 15dph 

Viability issues 
 
 
Landowner timescales 
 

Cost of upgrading wastewater 
infrastructure  
 
Within 5 years, or 5-10 years 

Other comments Capacity reduced in light of 
a reduced developable 
area to bring development 
away from heritage and 
ecological assets, and to 
mitigate air/noise pollution  

Conclusions  

The highways authority have indicated that a minor access of 4.8m width plus footways either side (minimum of 4m 
width required in total) would be the preferred approach to serve a development of around 50 dwellings, and provided 
that no more than 300 dwellings are served by the point of access from the A1057. There are 156 dwellings within 
the Bramble Road/Poplar Avenues estate, so sufficient capacity exists in highway terms to serve the site. The width 
of Bramble Road at the proposed point of access is 6.7m, plus a total of 6.6m of highway verge either side. Therefore 
suitable access can be provided in highway terms, and no landownership constraints to access have been identified. 
Historic England note that this site, being much smaller than the original Hat 3, would have less impact on the listed 
buildings in the vicinity and the character of Wilkins Green Lane. It is considered that the impact on the significance 
of these heritage assets could be mitigated through reducing the developable area and appropriate layout and 
design: use of appropriate design and landscaping of development facing onto the Great Nast Hyde House access 
road; keeping development out of the southern half of the site; and the retention of existing grassland, hedgerows 
and trees with additional landscaping where appropriate, in the southern area. The capacity of the site has been 
reduced to account of such measures. 
Provision of access would result in the loss of some trees and a section of hedgerow, and development of the site 
would result in loss of some of the old/rough grassland within the site. The latter offers habitat for reptiles and 
amphibians (due to proximity to ponds) as identified in the Phase 1 survey for the original Hat3 site, which identifies 
this area of Hat3 (now subdivided as Hat19) as having the greatest ecological value. Herts Ecology recommended 
that development of the original larger site (Hat3) should not be brought forward, noting the ecological value of the 
grassland strip in the east of the site. However, it is considered that the impact on ecology, whilst significant, could be 
mitigated by limiting the developable area of the site to the northern half whilst retaining and providing a buffer to the 
hedgerows/trees along the northern boundary. The retention and management of areas of grassland/trees in the 
southern area close to Great Nast Hyde House (which also has local ecological value) would then coincide with 
measures for mitigating the heritage impacts noted above. This has been taken into account when adjusting the 
capacity of the site 
Traffic noise and air pollution from the A1057 is likely to be significant and intrusive within the northern part of the 
site. Notwithstanding the existing 30m set back from the A1057 afforded by the property adjoining the A1057, a 
further buffer may be required to the sources of air and noise pollution on the A1057, and would also coincide with 
retaining trees and hedgerows in that part of the site. At planning application stage, an air quality and noise survey 
and report would be required to demonstrate that appropriate mitigation measures can deliver a residential 
development with a healthy internal and external environment that satisfies the requirements of the local planning 
authority. 
A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as specific 
costs are currently unspecified. Delivery timescales may also be affected as a result of wastewater upgrades in light 
of other sites coming forward for development in the area. Delivery is estimated to be within 5years if wastewater 
upgrades are designed and delivered in time depending on the wider need for upgrades to wastewater infrastructure 
associated with the overall quantum of development that would be served by Maple Lodge STW, otherwise 6-10 
years may be more realistic. 
 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 


