
  

Site Reference: WeG1 Site name: Units 1-3, 51 Welham 
Manor, AL9 7EL 

. 

 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.4 ha 
 

Site context 

Green Belt Yes 

Previously 
developed 

Yes 

Land use/character Commercial use. Flat 
developed site comprising 
hard standing, single storey 
units, open air storage of 
vehicles and other 
materials. Boundaries 
comprised of mature trees 
and hedgerows.  

Surrounding land 
uses and character 

Residential to the west, 
north and north-east, with 
open fields to the south 
(WeG3). Area of scrub 
woodland to the east. Flat 
topography.  

 

Site promotion 

Source of promotion Landowner and 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: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R2 
Contaminated Land; R7 Protection of ground and surface water; R11 
Biodiversity and Development; R13 SSSI; RA10 Landscape Character 
Area; Emerging Core Strategy CS11 Protection of Critical Assets; 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 

 Access exists via Welham Manor: No more than 100 dwellings in total 
should be served by Welham Manor from the junction with Dixons Hill 
Road due to road width of Welham Manor (52 dwellings already 
served). Consider alongside WeG3.  

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

 Flat site 

 The land is likely to be contaminated due to previous land use. 

 Entire site is within Flood Zone 1 – low risk of fluvial flooding 

 Site is within GSPZ Inner Zone (Zone 1) –  most sensitive zone 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Mimmshall Valley Landscape Character Area 29. Site does not 
demonstrate any of the characteristics, other than urban influences 
since the site is previously developed. Mature Oak within the site and 
the site is screened by mature trees on most sides.  

 Nature conservation:  Within 500m of Water End SSSI 
 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Promoted by a developer and agent. Adjoins an established residential 
area.  

 



 
 

Availability Site capacity 
Site ownership Single landowner of the site. 

However, land outside of site 
access along Welham Manor 
is owned by a third party who 
has indicated they are 
supportive of development 

Promoted by 
landowner 

18 dwellings (45dph) 

Any known constraints If the third party were to 
block access to the site from 
Welham Manor, alternative 
access arrangements would 
need to be explored 

HELAA 
Scenario/methodology 

<2ha so 40dph = 16 dwellings 

Achievability HELAA capacity 10 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 25dph 

Viability issues 
 
 

 

Land remediation.  
Cost of upgrading 
wastewater infrastructure 

Comments Estimated capacity is reduced to 
10 to take account of WeG3 also 
proposing access via Welham 
Manor. If WeG3 is accessed via 
WeG15, the capacity estimate 
for the site could be reviewed 
and possibly increased upwards 
to 16 dwellings (40dph) 

Landowner timescales Within 5 years   
 

Conclusions  

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.  
 
Site promoter considers the need to carry out land remediation would not render a proposal (for 18 units) unviable. 
However, a reduced dwelling capacity due to the highway capacity of Welham Manor and a requirement to upgrade 
wastewater infrastructure (the same applies to all sites in Welham Green) are possible constraining factors 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.  
 
Site is located within an Inner GSPZ. Any SuDS for surface water runoff from roads, car parking and public or 
amenity areas should be suitably designed (taking account of ground contaminants) and the requisite number of 
treatment stages incorporated to prevent the pollution of groundwater. 
 
Residential development of this site cumulative with others in this proximity to Water End SSSI has the potential to 
impact upon the SSSI. Development will need to ensure any impacts are avoided or mitigated 
 
On the basis that a third party landowner is supportive, the site is considered suitable, achievable and available for 
development for 10 dwellings, based on current access arrangements via Welham Manor alongside site WeG3.  
 
Delivery estimate: Within 5 years if wastewater upgrades are designed and delivered in time, otherwise - 6-10 years 
may be more realistic 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. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 



 
  

Site Reference: WeG2 Site name: Welham Manor Grounds, 
AL9 7EW 

.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.38 ha 
 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land use/character Vacant. Dense scrub 
woodland. Flat topography 
Boundaries comprised of 
close boarded fencing to 
the west, north and east. 
Open treed boundary to the 
south  

Surrounding land 
uses and character 

Commercial to the west 
(WeG1) and residential to 
the north. Allotments to the 
east, open fields to the 
south (WeG3).  

 

Site promotion 

Source of promotion Landowner and 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: 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; R13 SSSI; RA10 Landscape Character Area:; RA11 Watling 
Chase Community Forest. Emerging Core Strategy: CS11 Protection of 
Critical Assets. 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 

 Access proposed via Charkham Mews. However, right of access 
appears to apply to a 3m wide strip only and consent would be 
required from a third party to gain sufficient minimum width of access 
(4.1m). A shared surface would then be required to facilitate pedestrian 
movement as there would be insufficient space for a dedicated footway 
either side of road. 

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

 Flat site 

 Entire site is within Flood Zone 1 - low risk of fluvial flooding 

 Site is within GSPZ Inner Zone (Zone 1) –  most sensitive zone 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Mimmshall Valley Character Area 29: does not share many 
characteristics of the area. Currently dense scrub woodland.  

 Nature conservation: No ecology sites within the site but ecological 
sensitivity would be high if woodland is lost. Opportunity for habitat 
management, creation of woodland or compensation for loss of trees 
elsewhere. Phase 1 survey needed to assess ecological interest. 
Reptile surveys needed (as adjacent to allotments) and compensation 
if justified; within 500m of Water End SSSI. 

 Within Watling Chase Community Forest area  
 



 
 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Promoted by a developer and agent. Adjoins an established residential 
area to the north. Likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership Single landowner of the site. 

Land adjoining access point 
in Charkham Mews is owned 
by a third party, 

Promoted by 
landowner 

15 dwellings, 40dph 

Any known constraints The site owner has rights of 
access although the width 
may be restricted and 
insufficient. 

HELAA 
Scenario/methodology 

<2ha so 40dph.  

Achievability HELAA capacity 0 

Deliverability issues Access appears to be partly 
dependent upon a third party.  
Timing of wastewater 
infrastructure upgrades 

HELAA density Nil 

Viability issues Cost of upgrading 
wastewater infrastructure 

  

Landowner timescales Within 5 years Other comments Capacity is nil as access to the 
site cannot be demonstrated, 
and is therefore considered 
unsuitable and unachievable 

 

Conclusions  

Given the site’s location within an Inner GSPZ, SuDS for surface run-off from roads, car parking and public or 
amenity areas should be suitably designed and the requisite number of treatment stages to prevent the pollution of 
groundwater.  
 
The site is not a designated wildlife site but development would result in the loss of (unprotected) trees. Ecological 
compensation may be required following a Phase 1 ecological survey and a reptile survey.  Residential 
development of this site cumulative with others in this proximity to Water End SSSI has the potential to impact upon 
the SSSI. Development will need to ensure any impacts are avoided or mitigated 
 
However, the site promoter has not provided evidence that the third party owner of land that is require to achieve an 
access of minimum satisfactory width site is a willing to work with the site promoters. Therefore, the site is 
considered unsuitable and unachievable. 
 

 

Suitable No Available Yes Achievable No 
Deliverability 
timescale 

N/a 



Site Reference: WeG3 Site name: South of Welham Manor 
AL9 7EL  

.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 2.12 ha 
 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land use/character Arable. Open field bounded 
by hedgerows. Generally 
flat topography with gradual 
slope to the south  

Surrounding land 
uses and character 

Commercial and residential 
to the north. Open fields to 
the west, south and east  

 

Site promotion 

Source of promotion Landowners and 
developer 

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; R7 
Protection of ground and surface water; R11 Biodiversity and 
Development; R13 SSSI; RA10 Landscape Character Area; 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 

 Access via Welham Manor. No more than 100 dwellings in total should 
be served by Welham Manor from the junction with Dixons Hill Road 
due to road width of Welham Manor (52 dwellings already served). 
Consider alongside WeG1.  

 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. 

 Flat site 

 Entire site is within Flood Zone 1 - lowest risk of fluvial flooding 

 Site is within GSPZ Inner Zone (Zone 1) – most sensitive zone  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Mimmshall Valley Character Area 29:Landscape features: Mature trees 
and established hedgerows bounding the site are visible within the 
wider landscape to west, south and east. No other landscape features 
within the site of note. 

 Nature conservation:  Within 400m of Water End SSSI. Semi-improved 
grassland, scrub and boundary hedgerows/trees providing habitat for 
trees and potential for reptiles.  Promoter’s ecological survey also 
indicates site has potential to support great crested newts, badgers, 
bats and hedgehogs. Opportunity for habitat creation (grassland) and 
retention of hedgerows and trees (or compensate for their loss). Phase 
1 survey needed to assess ecological interest. 

 Initial archeological assessment by promoter indicates no evidence of 
remains within the site but acknowledges field assessment likely to be 
required. 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Promoted by landowners and developer (at advanced stage of option 
agreement). Established residential area and commercial site also 
promoted for housing. 

 



 
 

 

Availability Site capacity 

Site ownership Joint landowners of the site, 
with third party owning land 
which would provide the 
access from Welham Manor. 

Promoted by 
landowner 

55 dwellings (26dph) 

Any known constraints Disputed claim to part of the 
site presents a risk to site 
deliverability or phasing of 
the site during the plan 
period although all parties 
are understood to be 
cooperating.  
 

HELAA 
Scenario/methodology 

Between 2 and 6 ha so 30dph = 
64 dwellings 

Achievability 

HELAA capacity 45 dwellings 

Deliverability issues Multiple landowners and 
disputed claim – see above,  
Timing of wastewater 
infrastructure upgrades 

HELAA density 21 dph 

Viability issues Cost of upgrading 
wastewater infrastructure 

  

Landowner timescales Within 5 years, or later in the 
plan period if aforementioned 
disputed claim is unresolved 
quickly. 

Other comments Estimated capacity reflects 
highway constraint of Welham 
Manor. There is potential for a 
higher capacity of 55 - 64 
dwellings (26 – 30dph) should 
access to WeG3 be achieved via 
WeG15 (and should that site be 
allocated). 

 

Conclusions  

The estimate of site capacity has been made in light of highway capacity issues. 
 
Given the site’s location within an Inner GSPZ, SuDS for surface run-off from roads, car parking and public or 
amenity areas should be suitably designed and the requisite number of treatment stages to prevent the pollution of 
groundwater.  
 
The site is not a designated wildlife site but habitat creation and ecological compensation may be required following 
a Phase 1 ecological survey and a reptile survey. Residential development of this site in this proximity to Water End 
SSSI has the potential to impact upon the SSSI. Development will need to ensure any impacts are avoided or 
mitigated. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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. 
 
There are multiple landowners with an acknowledged disputed claim to part of the site but all parties are understood 
to be cooperating to achieve deliverability. This does present a potential risk for timescales for delivery although a 
developer has an active interest in taking the site forward. 
 
The site is considered available, achievable and suitable for development of 45 dwellings.  
 
Delivery estimate: 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 and provided disputed claim is resolved quickly, otherwise 6-10 years may be more 
realistic. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 
 



 

Site Reference: WeG4a       Site name: Land at Marshmoor, Welham Green 
. 
 
 
 
 
 
 

 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 4ha 

Site context 

Green Belt Yes 

Previously 
developed 

In part 

Land 
use/character 

Northern area is a mixture of 
grassland, hard standing, 
greenhouses, sheds/ storage 
buildings and a residential property. 
Also used for the storage of trailers 
and caravans. The southeast part 
comprises pasture, with deciduous 
woodland close to the Great North 
Road (A1000).  

Surrounding 
land uses and 
character 

Grassland to the northwest, with 
agricultural land beyond. Grassland 
to the southwest, with railway and 
industrial estate beyond. To the 
southeast is a Park Home site. To the 
northeast is the Great North Road 
(A1000), beyond which is Hatfield 
House parkland. 

Site promotion 

Source of promotion Landowners and agent 

Land use promoted Residential (site is also being 
promoted as part of a larger 
mixed use scheme – WeG4b) 
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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; R2 Contaminated 
Land; 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 

 Site can be accessed via an existing access off the Great North Road. 
Existing highways arrangement would need to be modified and improved.  

 Noise:  The Western boundary of the site is adjacent to the railway line so 
railway noise is significant and the eastern boundary adjoins the Great North 
Road.   

 Air: the site is located next to the Great North Road where there are regularly 
high levels of traffic. A monitoring site close to this location shows medium to 
high levels of air pollution at times. 

 Potential for contaminated land from current commercial operations within 
part of the site 

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

 Within Flood Zone 1 (lowest risk of flooding) 

 Flat site 



 
 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Hatfield Park Landscape Character Area: Site does not demonstrate any of 
the character area’s distinctive characteristics. Mixture of urban features and 
landmarks (buildings, greenhouses, fences and caravans) as well more rural 
open areas of grassland. Largely enclosed by a combination of 
trees/hedgerows, fences and buildings 

 Nature conservation: Adjacent to Marshmoor Lane Grassland Strip wildlife 
site (WS99) and Millwards Park Wildlife Site (WS89) and designated ancient 
woodland; within 1500m of Water End SSSI; retain trees/hedgerow and 
buffer adjacent wildlife sites. 

 Heritage: Opposite Grade I Hatfield House Registered Historic Park and 
Garden. Historic England state that this site could potentially have a 
significant negative effect upon the setting of the registered park and garden 
and recommend this area is not developed. 

 Adjacent to two significant sources of noise pollution, and a significant source 
of air pollution, which could affect residential amenity 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Close to popular and well served village and is bounded by existing residential 
properties along one boundary. Likely to be attractive to the market 

 

Availability Site capacity 
Site ownership Multiple landowners Promoted by 

landowner 
129 dwellings at 32dph  

Any known 
constraints 

Restrictive covenants are in place 
requiring Third Party consent for the 
construction of buildings on part of 
the site. Legal advice obtained by the 
promoter suggests indemnity 
insurance can be obtained. 

HELAA 
Scenario/ 
methodology 

Between 2 and 6ha so 30dph = 120 
dwellings 

Achievability HELAA capacity 80 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 20dph 

Viability issues 
 
 
 
Landowner timescales 
 

Cost of upgrading wastewater 
infrastructure; noise and air 
pollution mitigation measures 
 
Within 5 years 

Comments Capacity reduced due to a  need to 
buffer the wildlife sites and to also 
create a setback/buffer to the A1000 
to mitigate noise and air pollution and 
to mitigate impact on the setting of 
the HPG  

 

Conclusions  

Close proximity of Hatfield Park HPG, and Millwards Park wildlife site (WS89) which resides within the HPG, means 
that development of this site has the potential to have a significant negative effect on the setting of the HPG and a 
potential negative impact on the wildlife site. Noise and air pollution from the A1000 are likely to be significant. A 
landscape-led design and an appropriate setback/buffer of any development from the A1000 are therefore likely to 
be required in order to mitigate these impacts and to enhance the setting of the HPG.  Noise pollution from the 
railway is also likely to be significant, and there is a need to buffer the existing wildlife site (WS99) which resides 
between the site and the railway. As such, appropriate buffers within the site along the western boundary are likely 
to be required. The consequence of mitigating the above impacts do not render the site unsuitable, however the 
capacity of the site has been reduced in the light of these factors. Residential development of this site has the 
potential to impact upon Water End SSSI. Development will need to ensure any impacts are avoided or mitigated. 
 
At planning application stage, air quality and noise surveys and reports would be required to demonstrate that 
appropriate mitigation measures can deliver a residential development with healthy internal and external 
environments that satisfy the requirements of the local planning authority.  
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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 estimate: 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 ST, otherwise 6-10 years may be more realistic. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 years 
6-10 years 



Site Reference: WeG4b       Site name: Land at Marshmoor, Welham Green 
 
 
 
 
 

 

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield South 

Site area 15ha across 5 areas:  
Area 1 = 4.3ha; Area 2 = 0.8ha; 
Area 3 = 1.7ha; Area 4 = 4.2ha; 
Area 5 = 4ha 

Site context 

Green Belt Yes 

Previously 
developed 

Areas 1 – 4 are undeveloped. Area 5 
is partly developed 

Land use/ 
character 

Area 1: open arable field; Area 2: 
open grassland strip adjoining the 
railway; Area 3: grassland strip, with 
pylons crossing the southern corner;  
Area 4: open grassland with pylons 
running through the centre of the site 
Area 5: mixture of grassland, hard 
standing, greenhouses, sheds/ 
storage buildings, residential. 

Surrounding 
land uses 
and 
character 

Hatfield House parkland to the north 
and east, grassland and some 
residential/commercial development 
and a gypsy and traveller site to the 
south east. Railway and Travellers 
Lane Industrial Estate to the west. 

Site promotion 

Source of promotion Landowners and agents 

Land use promoted Mixed use (B1 and 
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;  R2 Contaminated 
Land; R6 River Corridors; R13 SSSI; R15 Wildlife Site; R18 Air Quality; R19 Noise 
pollution; R28 Historic Parks and Gardens;  RA10 Landscape Character Area: 
ECS 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: A new exit on the roundabout junction of the A1000 and Dixons Hill 
Road would provide access to the site, supplemented by another access from 
A1000 into Area 5. Pedestrian access along Dixons Hill Road would need to be 
improved. 

 Dixons Hill Road and Great North Road are shown to be at risk of surface 
water flooding.  

 Noise:  Western parts of the site (namely Area 2 and parts of Areas 1, 3 and 4 
are adjacent to the railway line so noise is likely to be significant.  Areas 1, 3 
and 4 are also located next to or close to the Great North Road where traffic 
noise is likely to be an issue 

 Air:  Areas 1, 3 and 4 are located next to or close to the Great North Road 
where there are regularly high levels of traffic. A monitoring site close to this 
location shows medium-high levels of air pollution at times. 

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

 22% or 0.93ha of Area 1 falls within Flood Zones 2 and 3.  

 Area 4 includes an Ordinary Watercourse which may also present a fluvial 
flood risk in the area of the site 



Physical constraints 
(continued) 

 Area 4 is subject to significant surface water flood risk, with approximately 22% 
or 0.92ha affected by the 1 in 30 year extent and approximately 35% or 1.47ha 
affected by the 1 in 100 year extent 

 Pylons cross through the southern corner of Area 2 and through the middle of 
Area 4 

 Public right of way runs east west across Area 4 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Hatfield Park Character Area 46: Site does not demonstrate any of the 
character area’s distinctive characteristics. Site has a mixture of urban features 
and landmarks (buildings, greenhouses, fences and caravans) as well more 
rural open areas of grassland. Largely enclosed by a combination of 
trees/hedgerows, fences and buildings. Flat site 

 Nature conservation: Area 2 equates to Marshmoor Lane Grassland Strip 
Local Wildlife Site (WS99). Other areas are adjacent to this and Millwards Park 
designated ancient woodland and Local Wildlife Site (WS89); within 900m of 
Water End SSSI; there are a number of trees/hedgerows within and on the 
edges of the areas. 

 Heritage: Opposite Grade I Hatfield House Registered Historic Park and 
Garden. Historic England state that this site could potentially have a significant 
negative effect upon the setting of the registered park and garden and 
recommend this area is not developed. 

 Adjacent to two significant sources of noise pollution, and a significant source 
of air pollution, which could affect amenity of users/occupiers of commercial 
and residential development 

 Residential developments adjacent to all areas, and site GTLAA03 adjacent to 
Area 4, are current and potential sensitive receptors to noise and air pollution 
arising from any commercial uses within the site. 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Site promoters have engaged with possible client who has shown interest in using 
the site to expand their existing operations. 

Availability Site capacity 

Site ownership Multiple landowners Promoted by 
landowner 

25,000m
2 
of B1a/b on 11 ha = equating to 23% plot 

ratio. 110-120 dwellings on 4ha = 27-30dph  (NB: 
the area promoted for residential, Area 5, equates to 
WeG4a and has therefore been excluded when 
calculating capacity for B1 use below) 
 

Any known constraints None HELAA 
methodology 

B1a/b so 75% plot ratio = 82,500m
2 
pro-rata as 

follows: 
Area 1 = 32,250m

2
 

Area 2 = 6,000m
2
 

Area 3 = 12,750m
2
 

Area 4 = 31,500m
2 

Area 5 is between 2 and 6ha so 30 dph = 120 
dwellings 
 

Achievability HELAA 
capacity  

40,500m2 of B1 split as follows: 
Area 1 = 18,500m

2 
 

Area 2 = 0m
2  

Area 3 = 7,000m
2
 

Area 4 = 15,000m
2 

Area 5 = 80 dwellings 
 

Deliverability issues Timing of wastewater 
infrastructure 
upgrades 

  

 
 
Viability 
issues 
 

 
 
Cost of upgrading 
wastewater infrastructure; 
need to reduce developable 
area due to cumulative 
issues of noise and air 
pollution, flooding, heritage 

HELAA plot 
ratio/density 

37% plot ratio for B1 overall (rounded): 
Area 1 = 43%  
Area 2 = 0%  
Area 3 = 41% 
Area 4 = 34% 
Area 5 = 20dph 
 

 
 
Landowner 
timescales 
 

 and ecology. 
 
Phased over 5 years 

 
 
 
 

 
 
 



 

Comments: Capacity reduced within Areas 1-4 for the following reasons: 

 Area 1: setback from fluvial flood zone 2/noise buffer to A1000, buffer to HPG, buffer to residential area to 
the south, noise buffer to railway, buffer to wildlife site WS99.  

 Area 2: unsuitable due to wildlife site designation  

 Area 3: residential buffer to south and north (WeG4a), buffer to wildlife site WS99 

 Area 4: noise and air quality buffer to A1000, buffer to residential area and gypsy and traveller site to the 
north and west, surface water flood risk, mitigate impact on HPG, easement for public RoW 

Capacity reduced within Area 5 due to a  need to buffer the wildlife sites and create a  setback/buffer to the A1000 
to mitigate noise and air pollution and to mitigate impact on the setting of the HPG (see WeG4a assessment for 
further details) 

Conclusions  

In summary, the main constraints within the site are fluvial and surface water risk, noise and air pollution arising 
from adjacent transport corridors, the need to mitigate noise and visual impacts of the proposed development 
affecting the amenity of existing residential development, the need to mitigate impacts on Hatfield Park HPG, and 
the need to avoid/mitigate impacts on two local wildlife sites within and adjacent to the site. Wildlife site WS99 
designation renders Area 2 unsuitable for development. Areas 1, 3 and 4 are suitable for development, but at a 
reduce capacity due to the constraints outlined above. Matters outlined above dealt within in more detail below. For 
conclusions on Area 5 please refer to the WeG4a assessment. 
 
Access to the site via a new arm off the A1000 roundabout is acceptable to the highways authority. Existing 
pedestrian routes would need to be improved, or new routes created, in order to facilitate connectivity with the 
village centre and avoid generating car borne trips. 
 
22% of Area 1 falls within Flood Zone 2 and/or 3. Taking a precautionary and sequential approach to site layout, this 
part of Area 1 has been deducted from the developable area when calculating the capacity of the site, rather than 
rendering the entire site unsuitable on flood risk grounds. The site is also subject to surface water flood risk, but this 
largely overlaps with the defined fluvial Flood Zones 2 and 3. A site-specific flood risk assessment would be 
required if any development within Area 1, or WeG4b as a single site, is located within Flood Zones 2 or 3 or for any 
development greater than 1ha in Flood Zone 1. 
 
A detailed hydraulic model of the unnamed watercourse within Area 4 may be required to define Flood Zones 
associated with it and to help establish a sequential approach to the overall site layout. As a result, the capacity of 
Area 4 may need to be reduced further. Area 4 is also subject to a significant extent of surface water flood risk. 
Taking a precautionary approach, the 1 in 30 year extent has been deducted from the developable area and the 
capacity reduced as a result. Consideration should be given to the culvert flowing underneath Dixons Hill Road 
which appears to be a major constriction point with water pooling directly upstream within Area 4 against the road 
and railway embankments. Detailed hydraulic modelling should consider blockage and how this would impact flood 
risk within the site. 
 
In general terms, a sequential approach to site layout within WeG4b would need to be taken, to locate development 
in areas of least risk within the site. If development is sited within Flood Zone 2 or 3, and depending upon its flood 
risk vulnerability, an Exceptions Test may need to be applied. 
 
Regarding noise and air pollution, at planning application stage, noise and air quality surveys and reports would be 
required to demonstrate that appropriate mitigation measures can deliver commercial development with healthy 
internal and external environments that satisfy the requirements of the local planning authority. Conversely, any 
development proposals would need to be sited and designed to avoid or mitigate the impact upon the amenity of 
existing residential communities within the Marshmoor area. 
 
Regarding impacts upon wildlife sites and the HPG, a suitable landscape-led approach to siting, layout and design 
of development and associated planting and open would be capable of adequately mitigating impacts and potential 
enhancing the ecological value of the site and the setting of the HPG. Any proposals should retain existing trees, 
hedgerows and other natural landmarks within the site that currently provide ecological or landscape value, or 
compensate for these if they cannot be retained. Development of this site has the potential to impact upon Water 
End SSSI. Development will need to ensure any impacts are avoided or mitigated. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green is a possible 
constraining factor on viability of this site as specific costs are currently unspecified. Delivery estimate: 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 (except 
Area 2) 

Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



Site Reference: WeG6       Site name: Skimpans Farm, Bulls Lane, AL9 7PE 

. 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 4.17ha 

Site context 

Green Belt Yes 

Previously 
developed  

No 

Land use/ 
character 

Grazing, with areas of dense scrub and a 
number of semi-mature trees. Building 
structures in a state of disrepair in the 
northern corner of the site 

Surrounding 
land uses and 
character 

Residential to the north and west. Railway 
adjoins the site to the east. Watercourse, 
community centre, church and open fields 
to the south  

Site promotion 

Source of promotion Landowners and agents 

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; R6 River Corridors; R7 Protection 
of ground and surface water; R11 Biodiversity and Development; R13 SSSI; R15 Wildlife 
Site; R19 Noise; D2 Character and Context; Emerging Core Strategy CS11 Protection of 
Critical Assets (proximity to Listed Building); R28 Historic Parks and Gardens; RA10 
Landscape Character Area; NPPF: Section 10 Climate Change and Flooding; 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: can be achieved via Bulls Lane 

 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. 

 Flood risk: 87.8% of the site is within Flood Zone 1. Part of the site falls within Flood 
Zones 3b (6.9%), 3a (9.9%) and 2 (12.2%) associated with an unnamed watercourse 
along the southern boundary.  Another unnamed Ordinary Watercourse runs north 
south through the middle of the site which may present an additional area of fluvial 
flood risk. Surface water flood risk largely coincides with the Ordinary Watercourses. 

 Site is within GSPZ Inner Zone – most sensitive zone 

 Noise levels are likely to be significant as the ECML is within 15m to the east 

 There is potential for ground contamination in the former "farm yard" area of Skimpans 
Farm. The site immediately to the South West corner indicates "sewage" in record 
entries dated 1925 and 1960. The site promoter’s own submission also acknowledge 
past pollution events on the site.  

 Public right of way runs along the eastern boundary 

Potential 
environmental 
impacts: 

 Landscape 
character/features 

 Nature 
conservation 

 Heritage 
conservation 

 Residential 
environment/ 
amenity 

 Other 

 Mimmshall Valley Character Area 29: demonstrates characteristics (square/ 
rectangular fields, fenced pasture, and urban fringe). Some areas of scrub within the 
centre. Boundaries with the farmhouse and its garden are mostly comprised of mature 
trees which act as notable features. The ECML is highly visible given the elevated 
platform of the line. The listed buildings and residential areas to the north and west 
and community centre to the south west are visible from within the site. 

 Low ecological sensitivity. Skimpans Farm Local Wildlife Site (WS94) was identified for 
de-designation by the Hertfordshire Local Wildlife Sites Partnership as survey 
confirmed degraded grassland in 2012. Opportunity to protect habitat on railway 
embankment and woodland around Community Centre at southern end of site. 
Badgers sited on the site. 

 Site surrounds the Grade II Listed Farm House and Grade II Listed Granary of the 
former Skimpans Farm. Historic England notes that there is potential for an adverse 
impact on their setting.  

 Site resides within Skimpans Unregistered Historic Park and Garden. 

 Noise from ECML is likely to have a negative impact on residential amenity  

 Relationship to properties and gardens along Station Road need to be considered. 



 
 
 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

On the edge of a popular and well served village. Likely to be attractive to the 
market. Promoted by a national strategic land promoter 

Availability Site capacity 
Site ownership Landowners Promoted by 

landowner 
70 dwellings (17dph)  

Any known constraints None HELAA 
Scenario/ 
methodology 

Between 2 and 6ha so 30dph =  
125 dwellings (based on 4.17ha) 

Achievability HELAA 
capacity 

73 dwellings (3.67ha developable area) 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA 
density 

20dph 

Viability issues Cost of upgrading wastewater 
infrastructure; noise mitigation  

Comments Developable area reduced by 0.5ha due 
to flood risk and to mitigate heritage 
impacts and noise  

Landowner timescales Within 5 years   

Conclusions  

Previous assessments for the site indicated that 36% or 1.5ha of the site fell within Flood Zones 2 and 3. The 2015 
SFRA Level 2 assessment of the site, which uses more refined modelling than the national Flood Map for Planning, 
indicates that 12.2% or 0.5ha 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 (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. 
 
Historic England previously raised concerns that development of the site has the potential to urbanise the setting of 
the listed buildings and divorce them from open agricultural land which is an intrinsic part of their setting, and that if 
development does come forward it should consider setting any housing back from the listed buildings and use open 
space and planting to form a buffer between them and the new housing. Overall, it is not considered that 
development of the site would result in substantial harm to the heritage asset, and that any less than substantial 
harm could be mitigated through the design of any development. The site also sits in the western area of Skimpans 
Unregistered Historic Park and Garden, which is bisected by the railway line (elevated within the landscape) and has 
seen residential estates developed adjacent to the north of WeG6 and Bulls Lane (Skimpans Close, Meadow Close, 
Booth Close and Holloways Lane). As such, development of WeG6 is unlikely to have an impact upon the condition 
or setting of the park and garden, given its context has evidently changed significantly. 
 
At planning application stage, an applicant need to undertake a noise survey and submit a noise report 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 setback/noise buffer from the 
railway is likely to be required alongside other site layout and building design measures. A contaminated land survey 
and report would also be required at planning application stage and if necessary, suitable remediation carried out. 
The site’s location within an Inner GSPZ would need to be reflected in the design of any remediation, as would the 
design of the SuDS scheme for surface run-off from roads, car parking and public or amenity areas which provide the 
requisite number of treatment stages to prevent the pollution of groundwater.  
 
Where the presence of protected species is confirmed and development is likely to affect them, a Natural England 
development licence will be required. 
  
As noted the site faces a number of constraints (flood risk, noise from the railway, setting of the listed building, 
relationship to existing properties adjoining the site) however each of these are capable of being mitigated by 
reducing the developable area of the site, using a lower density, incorporating buffers and via site layout and design. 
As such, the site is considered suitable at a reduced capacity which takes into account the likely mitigation measures 
that would be required. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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 estimate: 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: WeG8 
(Scenario 1) 

      Site name: New Barnfield, AL9 7SL 

.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield South 

Site area 13.7ha 

Site context 

Green Belt Yes, but part Major Developed Site 

Previously developed In part 

Land use/character Former central resources library 
and primary school in the central 
and northern areas, with associated 
areas of hard standing. Open 
grassland and ponds in the south-
western areas. Mature trees and 
hedgerows bound the site 

Surrounding land 
uses and character 

Agricultural/grassland to the west 
and north west with residential 
beyond, industrial estate to the east, 
open grassland to the south  

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; 
CLT9 Use of Redundant Education Facilities; RA5 and RA6 Limited Infilling and 
Redevelopment of Major Developed Sites; IM2 (Planning Obligations) and 
Planning Obligations SPD; R13 SSSI; R15 Wildlife Sites; R18 Air Quality; R19 
Noise pollution; R28 Historic Parks and Gardens; RA10 Landscape Character 
Area; Hertfordshire Waste Development Framework (Waste Site Allocation 
AS048 New Barnfield); WCS Policy 5 Safeguarding;  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 A1001 Southway Roundabout. No secondary vehicular access 
has been proposed which could limit scale of development 

 Located close to Southway which is subject to high levels of HGV usage. 
Traffic generated pollutants arising from this route is likely to be significant. 

 Located close to Southway so traffic noise is likely to be significant. 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 
waste uses within the site should they come forward  

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

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to 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 reflects some of the key 
characteristics as it is partly fenced pasture, urban fringe and is influenced by 
major transport routes. Existing man made landmarks (buildings and hard 
standing) are dominant features within the site. Ponds as well as vegetation 
along boundaries are also notable features of the site 

 Adjacent to Local Wildlife Site WS100 Grasslands N. of Parsonage Road. 
Site contains a mix of habitats which create potential for Great Crested 
Newts, breeding birds, and possibly bats.   

 Site is within 1500m of Water End SSSI 

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

 Adjoining and nearby transport routes, industrial areas and possible future 
waste uses within the site are a potential source of noise and air pollution 
could affect residential amenity. 



 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Likely to be attractive to the market as close to major transport nodes and 
Hatfield, although should a mix of other uses (notably waste uses) come forward 
on the site this may affect attractiveness of the site. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
411 dwellings at 30dph 

Any known constraints None HELAA Scenario/ 
methodology 

> 6ha so 25dph = 343 dwellings 

Achievability HELAA capacity 0 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density Nil 

Viability issues Potential adjacent waste uses 
could detract from site value 
Cost of upgrading wastewater 
infrastructure 

Comments Capacity is nil due to site being 
unsuitable on policy and amenity 
grounds. It is also uncertain whether 
the site is available or achievable  

Landowner timescales 11-15 years   

Conclusions  

Access would utilise and existing access off a major route and roundabout (A1001/Southway) which means 
residential development could be in excess of 300 dwellings. If waste uses were to come forward in the middle of 
the site, the ability and suitability of residential access to other parts of the site would need to investigated further. 
 
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. An air and noise pollution buffer zone 
would be required, as well as other mitigation measures. 
 
The Local Wildlife Site to the south would need to be buffered. Other opportunities exist to provide green 
infrastructure links to ponds, scrub and other habitat. A Preliminary Ecological Appraisal of habitats would be 
needed to assess ecological value of the site and to assess potential for Great Crested Newts. If existing buildings 
are to be affected, surveys need to include bats and birds. Residential development of this site has the potential to 
impact upon Water End SSSI. Development will need to ensure any impacts are avoided or mitigated. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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. 
 
Part of the site is an allocated waste site within the Hertfordshire Waste Development Framework, which raises a 
fundamental policy conflict and means that part of the site may be developed for waste uses which are not 
compatible with residential development. Permission for waste development on the site was subject to a successful 
High Court challenge, and no decision by the waste authority has since been made to alter the site allocation. 
Therefore, availability of the site for housing (or other uses) is highly uncertain. Should waste use come forward in 
the central area of WeG8 as intended by the site promoter, then it considered that the remaining areas of the site 
adjacent to it are not large enough to allow for mitigation measures that would be needed to ensure a healthy 
residential environment for future occupants of any housing. Further, the northern are of the site also includes a 
redundant school facility. There is a need for additional school capacity (including secondary school) to support 
growth in the borough, and it has not been demonstrated by the education authority how provision will be met with 
or without the area within WeG8. 
 
Due to the policy conflicts, and uncertainty of what uses will be pursued by the landowners going forward, potentially 
incompatible land uses without scope for satisfactory mitigation, the site is considered unsuitable for residential 
development. The availability of the site is also uncertain, and the achievability of residential development within 
parts of the site, should waste development occur, is also uncertain. 
 

Suitable No Available Uncertain Achievable Uncertain Deliverability 
timescale 

Uncertain 



 
 
 
  

Site Reference: WeG8 
(Scenario 2) 

      Site name: New Barnfield, AL10 8TJ 

.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield South 

Site area 13.7ha 
 

Site context 

Green Belt Yes, but part Major Developed 
Site 

Previously developed In part 

Land use/character Former central resources library 
and primary school in the central 
and northern areas, with 
associated areas of hard standing. 
Open grassland and ponds in the 
south-western areas. Mature trees 
and hedgerows bound the site 

Surrounding land uses 
and character 

Grassland to the west and north 
west with residential beyond, 
industrial estate to the east, open 
grassland and wildlife sites to the 
south  

 

Site promotion 

Source of promotion Landowner 

Land use promoted Employment 
 

Map © Crown copyright. All rights reserved Welwyn Hatfield Borough 
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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; CLT9 Use of Redundant Education Facilities; RA5 and RA6 Limited 
Infilling and Redevelopment of Major Developed Sites; IM2 (Planning 
Obligations) and Planning Obligations SPD; R13 SSSI; R15 Wildlife Sites; 
R18 Air Quality; R19 Noise pollution; R28 Historic Parks and Gardens; 
RA10 Landscape Character Area; Hertfordshire Waste Development 
Framework (Waste Site Allocation AS048 New Barnfield); WCS Policy 5 
Safeguarding;  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 can be achieved from A1001 Southway Roundabout. 

 Located close to Southway which is subject to high levels of HGV usage. 
Traffic generated pollutants arising from this route are likely to be 
significant. 

 Located close to Southway so traffic noise is likely to be significant. 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 future waste uses within the site should they come forward 
alongside any residential development 

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

 Wastewater: Network capacity in the area unlikely to support demand. 
Upgrades to 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 

 Other 

 Mimmshall Valley Character Area 29: Site reflects some of the key 
characteristics. It is partly fenced pasture, urban fringe and is influenced 
by major transport routes. Existing man made landmarks (buildings and 
hard standing) are dominant features within the site. Ponds as well as 
vegetation along boundaries are also notable features of the site 

 Adjacent to Local Wildlife Site WS100 Grasslands N. of Parsonage 
Road. Site contains a mix of habitats (amenity and rough grassland, 
scrub, ponds, buildings) which create potential for Great Crested Newts, 
breeding birds, and possibly bats.   

 Site is within 1500m of Water End SSSI 

 Historic England comment that low rise residential development is 
unlikely to have an adverse impact on designated heritage assets, 
including Hatfield Park Registered Historic Park and Garden. No 
comment has been made on the potential impact arising from 
employment uses, although the principle of low rise still applies 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

No information has been submitted demonstrating how attractive this site 
would be to the market. Nearby Travellers Lane Industrial Estate has vacant 
units 

 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
Employment uses 

Any known constraints None HELAA 
Scenario/ 
methodology 

B1a/b – 75% plot ratio = 102,750m2 
B8 – 50% plot ratio = 68,500m2 
B1c/B2 – 40% plot ratio = 54,800m2 

Achievability HELAA capacity Nil 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density Nil 

Viability issues 
 
 
Landowner timescales 
 

Cost of upgrading wastewater 
infrastructure 
 
11-15 years 

Comments Capacity of the site is nil due to 
unsuitability of the site, and 
uncertainty surrounding its availability 
and achievability  

Conclusions  

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. 
 
Part of the site is an allocated waste site within the Hertfordshire Waste Development Framework, which raises a 
fundamental policy conflict.  Should waste uses proceed, as intended by the site promoters, these may not be 
compatible with certain employment uses. Permission for waste development on the site was subject to a 
successful High Court challenge, and no decision by the waste authority has since been made to alter the site 
allocation. Further, the northern are of the site also includes a redundant school facility. There is a need for 
additional school capacity (including secondary school) to support growth in the borough, and it has not been 
demonstrated by the education authority how provision will be met with or without the school site within WeG8.  
 
However, the southern area of the site does not face such policy conflicts but would need to consider buffering 
waste uses are likely to come forward in the centre of the site. Furthermore development in the southern area of the 
site would be restricted due to ecological impacts as it contains a number of ponds and adjoins a Local Wildlife Site 
to the south. Buffering the waste site, local wildlife site and ponds would greatly restrict the potential developable 
area in the southern part of the site, to the extent that any employment uses would become unfeasible.  
 
If development were to occur on the site, a Preliminary Ecological Appraisal of habitats would be needed to assess 
ecological value of the site and to assess potential for Great Crested Newts. If existing buildings are to be affected, 
surveys need to include bats and birds. Residential development of this site has the potential to impact upon Water 
End SSSI. Development will need to ensure any impacts are avoided or mitigated. 
 
Due to the policy conflicts, uncertainty of what uses will be pursued by the landowners going forward, and a highly 
restricted developable area, the site is considered unsuitable for employment use. The availability and achievability 
of the site is also uncertain 

Suitable No Available Uncertain Achievable Uncertain 
Deliverability 
timescale 

N/a 



Site Reference: WeG10       Site name: Dixons Hill Road, AL9 7EE 

. 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield South 

Site area 4ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Open grassland in 
grazing 

Surrounding land uses 
and character 

Residential to the north 
east and south east, 
recreational ground to the 
north, woodland to the 
north west, open fields to 
the south west and south 
as well as some 
agricultural and 
residential buildings 
stretching along Dixons 
Hill Road 

 

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; RA10 Landscape Character Area: Emerging Core Strategy 
CS11 Protection of Critical Assets; 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 

 Site can be accessed from Dixons Hill Road 

 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. 

 Entire site is within Flood Zone 1 - low risk of fluvial flooding 

 Flat site 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Demonstrates elements of the Mimmshall Valley Landscape 
Character Area 29 (square/rectangular fields, fenced pasture, 
urban fringe). Flat site with no natural or man made landscape 
features within it. Hedgerow with trees along southern boundary 
with Dixons Hill Road. 

 Adjoins Local Wildlife Site  Bush Wood (WS87) and Ancient 
Woodland (1977). Within 600m of Water End SSSI 

 No ecological sensitivity within the site (poor grassland with 
scattered trees on the edges, protected species unlikely). 

 Opportunities for habitat creation (wild flower meadow, pond, 
hedgerows, tree planting). 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Edge of popular and well served village. Likely to be attractive to the 
market. 

 



 
 

 

Availability Site capacity 
Site ownership Promoted by landowner Promoted by landowner 120 dwellings (30dph) 

Any known constraints None HELAA 
Scenario/methodology 

Between 2 and 6ha so 
30dph = 120 dwellings 

Achievability HELAA capacity 120 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 30 dph 

Viability issues Cost of upgrading wastewater 
infrastructure 

Comments None 

Landowner timescales Within 5 years   
 

Conclusions  

The only constraining factor is proximity to Local Wildlife Site and Ancient Woodland Bush Wood, however, this only 
affects the western corner of the site. The HELAA density of 30dph is considered to allow for sufficient 
buffering/mitigation of impact on the woodland without requiring the density and capacity to be further reduced to 
provide mitigation.  Residential development of this site has the potential to impact upon Water End SSSI.  
Development will need to ensure any impacts are avoided or mitigated. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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 estimate: 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: WeG11  Site name: West of Marshmoor Lane 

We 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.45ha 
 

Site context 

Green Belt Yes 

Previously developed Part PDL 

Land use/character Flat, mainly grassland 
with disused stable block 
and ménage. Eastern 
boundary comprised of 
trees, hedges, with metal 
fence on western 
boundary.  

Surrounding land uses 
and character 

East Coast Main Line 
adjoins the site to the 
west, with the Travellers 
Lane Ind. Est. beyond. 
Park home site and 
former railway cottages 
to the north. Open 
grassland to the east.   

 

Site promotion 

Source of promotion Landowners and 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: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 (Planning Obligations) and Planning Obligations 
SPD; R11 Biodiversity and Development; R13 SSSI; R15 Wildlife 
Sites; 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 Marshmoor Lane. Marshmoor Lane junction with 
Dixons Hill Road is substandard with little opportunity for 
improvement due to bridge parapet and proximity. Highways 
objection to intensification of Marshmoor Lane and would be 
resisted on highway safety grounds. Marshmoor Lane is also 
shown to be at significant risk of surface water flooding. 

 Noise pollution:  Noise impact assessment submitted and 
considered. The internal maximum noise levels are exceeded 
(with closed windows) and external amenity areas will not achieve 
desirable noise levels.  

 Within Flood Zone 1 (lowest risk of fluvial flooding), although there 
is potential fluvial flood risk from the ordinary watercourse along 
the eastern site boundary. 

 Surface water flood risk is significant within the site (41.8% within 
1 in 30yr extent; 66.8% within 1 in 100yr extent; 99.4% within 1 in 
1000yr extent) 

 Flat site 



 
 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Potters Bar Parkland and Hatfield Park Character Areas: Site 
does not demonstrate any of the character area’s characteristics. 
Field shelters, stables and trees along the northern and eastern 
boundaries are the only features of note within the site. East 
Coast Main Line and industrial estate to the west are dominant 
features within view of the site. 

 Nature conservation:  WS99 to the north (site was formerly part of 
WS99, however boundary was changed in 2011/12 following 
survey by Herts Ecology). Potential for birds in trees. Within 
1000m of Water End SSSI 

 Heritage: within 200m of Grade Hatfield House Registered 
Historic Park and Garden  

 Residential environment/amenity: adjoining East Coast Main Line 
and industrial estate further west are potential sources of 
significant noise pollution  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Close to popular and well served village. However, the site is of an 
awkward shape and is impacted by two potentially significant sources 
of noise pollution. Nature of proposed access and surface water are 
also problematic. These issues may affect market attractiveness of 
this site.  

 

Availability Site capacity 
Site ownership Landowners Promoted by landowner 14 dwellings, 35dph  

Any known constraints None HELAA scenario/ 
methodology 

<2ha so 40dph = 16 
dwellings 

Achievability HELAA capacity 0 

Deliverability issues None HELAA density Nil 

Viability issues Noise mitigation measures; 
potential restriction of 
developable area due to flood 
risk. 

Other comments Capacity is nil as access, 
noise and surface water 
risk constraints are 
considered to render the 
site unsuitable in principle.  
.  
 

Landowner timescales Within 5 yrs   
 

Conclusions  

The highways authority has raised an objection in principle to this site due to road safety concerns surrounding the 
junction of Marshmoor Lane and Dixons Hill Road. This is considered a significant constraint to the suitability of the 
site. 
 
The site is long and narrow (width ranges from 17m to 24m) and runs parallel to the adjoining East Coast Main Line 
railway with an employment area on the western side of railway. Given the shape of the site, there is considered to 
be limited scope to sufficiently buffer residential development from the significant levels of noise pollution arising 
from the railway and employment area beyond. An acceptable residential environment will not be possible if 
windows have to be closed at all times in order to reach acceptable internal noise levels. The constraining nature of 
the site is further exacerbated by surface water flood risk which affects a significant proportion of the site. This 
further limits any opportunities, in terms of layout, to mitigate noise pollution. The extent of surface water flood risk is 
also likely to reduce the developable area and therefore any potential capacity of the site. 
 
For the above reasons, the site is considered to be unsuitable for residential development.  
 

Suitable No Available Yes Achievable Yes Deliverability 
timescale 

NA 



 

Site Reference: WeG12                  Site name: Land at Pooleys Lane, AL9 7LQ 
.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 4.75ha (smaller area south 
of pylons promoted for 
development) 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land use/character Equestrian use with grazing 
and stables. Open field, 
enclosed by hedgerows and 
trees along western, 
southern and eastern 
boundaries. Post and rail 
fence forms northern 
boundary  

Surrounding land 
uses and character 

Site lies to the north of 
Welham Green. 
Surrounding by open fields 
to the north and west 
comprised of grazing and 
scrub. Industrial estate to 
the east. Residential estate 
to the south. Area is 
generally flat but slopes 
downhill along Parsonage 
Lane and Huggins Lane  

Site promotion 

Source of promotion Landowner and 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: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R11 
Biodiversity and Development; R15 Wildlife Sites; R19 Noise pollution; 
R28 Historic Parks and Gardens; RA10 Landscape Character Area: 
Mimmshall Valley Character Area; RA25 Public Rights of Way. Emerging 
Core Strategy: CS11 Protection of Critical Assets. NPPF: Section11 
‘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 Pooleys Lane  

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

 Flat site 

 Entire site is within Flood Zone 1 – low risk of fluvial flooding 

 Public Right Of Way 7m inside the site running north/south parallel to 
the eastern boundary 

 Noise pollution: Employment area to the east of the site is a potential 
source of noise.  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape features: None within the site, trees and hedgerows along 
boundary of the site. Wider landscape to the south and east is 
dominated by low rise residential and commercial buildings. Landscape 
to the north and west is characterised by a pattern of small open fields 
 



 
 

Potential environmental impacts 
(continued) 

 Nature conservation: Adjoins Wildlife Site WS100 (69/040) ‘Grasslands 
North of Parsonage Road’ to the west. Site is within 1500m of Water 
End SSSI. Contains grassland (probably horse grazed) with bordering 
scrub and trees to the east and north, a pond and surrounding 
vegetation.  Potential for Great crested newts in bordering vegetation 
but slightly beyond accepted 250 roaming limit. Potential for nesting 
birds in trees and buildings. Buffer adjacent Local Wildlife Site and 
wildlife corridors. Preliminary Ecological Appraisal of habitats to assess 
value and potential for Great Crested Newts. If buildings are to be 
affected, surveys need to include bats and birds. 

 Within 600m of Grade I Hatfield House Registered Historic Park and 
Garden, however the intervening land includes the Travellers Lane 
Industrial Estate and there are no views of the site from the HPG. 
Historic England considers that low rise residential development on this 
site is unlikely to have an adverse impact on any the heritage assets, 
including longer views out from Hatfield House and park and garden. 

 Residential environment/amenity: adjoining industrial estate which is a 
potential source of noise pollution.  

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Welwyn Hatfield is a high demand area with no known local issues that 
would render the site unattractive to the market in this area 

 

Availability Site capacity 
Site ownership Landowners Promoted by 

landowner 
40-50 dwellings on 2.35 ha (17-
21dph), plus 2.4ha of public open 
space 

Any known constraints None  HELAA 
Scenario/methodol
ogy 

Between 2ha and 6ha so 30dph = 
70 dwellings 

Achievability HELAA capacity 59 dwellings on 2.35 ha 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 
 
 

25dph 

Viability issues 
 
 
Landowner timescales 
 

Cost of upgrading 
wastewater infrastructure 
 
Within 5 years 

Comments The promoted developable area is 
south of the pylons that cut across 
the site. Account needs to be taken 
for buffering ecological assets; and 
easement for the right of way and 
potential need for set back/ noise 
buffer to the employment area. 

 

Conclusions  

The employment area to the east of the site is a potential source of noise. This does not raise an objection; however 
the site could only be developed if the landowner / developer could 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. Design, layout and other mitigation measures would also have to 
demonstrate that residential development would not be prejudicial to the operation of existing businesses within the 
adjoining industrial estate.  In addition, land would need to be set aside within the eastern part of the site to maintain 
access to the public right of way, and a buffer to the wildlife site to the west would also be required.  
 
The requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) is a possible 
constraining factor on viability of this site as 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.  
 
In summary, the site does not have any significant physical or policy constraints, and the potential environmental 
impacts could be appropriately mitigated to enable residential development to take place. However the issues of 
noise, rights of way and the adjacent wildlife are likely to affect capacity of the site which is why the HELAA density 
has been reduced to 25dph from 30dph. The site could be delivered within 5 years if wastewater upgrades do not 
affect viability and can be designed and delivered in time, otherwise 6-10 years may be more realistic 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. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



 
  

Site Reference: WeG14  Site name: 1-2 Railway Cottages 
We

 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.1ha 
 

Site context 

Green Belt Yes 

Previously developed Yes 

Land use/character Residential plot 
consisting of two 
attached cottages  

Surrounding land uses 
and character 

East Coast Main Line 
adjoins the site to the 
west, with the Travellers 
Lane Ind. Est. beyond. 
Grassland to the north. 
Park home site to the 
east. Open grassland to 
the south east. Stables 
and grassland to the 
south.  

 

Site promotion 

Source of promotion Landowners  

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; 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 Marshmoor Lane. Marshmoor Lane junction with 
Dixons Hill Road is substandard with little opportunity for 
improvement due to bridge parapet and proximity. Highways 
objection to intensification of Marshmoor Lane and would be 
resisted on highway safety grounds. Marshmoor Lane is also 
shown to be at significant risk of surface water flooding. 

 Noise pollution:  A noise impact assessment submitted for WeG11 
which adjoins WeG14 to the south indicated that internal 
maximum noise levels would be exceeded (with closed windows) 
and external amenity areas would not achieve desirable noise 
levels.  

 Within Flood Zone 1 (lowest risk of fluvial flooding) 

 Flat site 



 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Potters Bar Parkland and Hatfield Park Character Areas: Site 
does not demonstrate any of the character area’s characteristics. 
Existing Victorian cottages are a man made landmark within the 
site. Mature trees bound the site. East Coast Main Line and 
industrial estate to the west are dominant features within view of 
the site. 

 Nature conservation:  Adjoins wildlife site WS99 Marshmoor Lane 
Grassland Strip. Potential for birds in trees and bats in buildings. 
Within 1000m of Water End SSSI  

 Heritage: within 200m of Grade I Hatfield House Registered 
Historic Park and Garden  

 Residential environment/amenity: adjoining East Coast Main Line 
and industrial estate further west are potential sources of 
significant noise pollution  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Close to popular and well serviced village. However, the site is 
impacted by two potentially significant sources of noise pollution. 
Nature of proposed access is also problematic. These issues may 
affect market attractiveness of this site.  

 

Availability Site capacity 
Site ownership Landowners Promoted by landowner 4-5 dwellings, 40-50dph  

Any known constraints None HELAA scenario/ 
methodology 

<2ha so 40dph = 4 
dwellings 

Achievability HELAA capacity 0 

Deliverability issues None HELAA density Nil 

Viability issues Noise and ecological mitigation 
measures. 

Other comments Capacity is nil as access 
and noise constraints are 
considered to render the 
site unsuitable in principle.  
 

Landowner timescales Within 5 yrs   
 

Conclusions  

The highways authority has raised an objection in principle to this site due to road safety concerns surrounding the 
junction of Marshmoor Lane and Dixons Hill Road. This is considered a significant constraint to the suitability of the 
site. 
 
This is a small tight site (approximately 25m by 40m) and adjoins the East Coast Main Line railway with an 
employment area on the western side of railway, and a wildlife site to the north. Given the small size of the site, 
there is considered to be limited scope to sufficiently buffer residential development from both the wildlife site and 
the significant levels of noise pollution arising from the railway and employment area. An acceptable residential 
environment will not be possible if windows have to be closed at all times in order to reach acceptable internal noise 
levels.  
 
For the above reasons, the site is considered to be unsuitable for residential development.  
 

Suitable No Available Yes Achievable Yes 
Deliverability 
timescale 

NA 



 
  

Site Reference: WeG15 Site name: Potterells Farm, Station 
Road, AL9 7PG 

.  

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield South 

Site area 7.1 ha 
 

Site context 

Green Belt Yes 

Previously 
developed 

Primarily greenfield, with an 
area in the north east 
comprising agricultural 
buildings and farm yard 

Land use/character Agricultural field and 
buildings. Boundaries are a 
mix of hedgerows, 
woodland, fences, ditches 
and road. Gradual slope to 
the south  

Surrounding land 
uses and character 

Residential to the north and 
east. Open countryside to 
the south and west  

 

Site promotion 

Source of promotion Landowner and 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: GBSP1 and GBSP2: site is designated Green 
Belt; IM2 (Planning Obligations) and Planning Obligations SPD; R2 
Contaminate Land; R7 Protection of ground and surface water; R11 
Biodiversity and Development; R13 SSSI; RA10 Landscape Character 
Area: Emerging Core Strategy: CS11 Protection of Critical Assets. 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 

 Access via Station Road.  

 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 for contaminated land associated with farm yard area 

 Generally flat site 

 Entire site is within Flood Zone 1 - low risk of fluvial flooding 

 Site is within GSPZ Inner Zone (Zone 1) – most sensitive zone  

 Public right of way crosses a small area of the the site in the eastern 
most corner 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Mimmshall Valley Character Area: Site demonstrates many of the 
character area’s characteristics (organic field pattern of small woodland 
blocks and fenced, pasture, mixed farming, major transport corridor,  
water related features, valley slopes and floor, urban influence). 
Former grain store and farm yard are a landmark within the site. 
Remainder of the site has no features of note besides some mature 
trees along the boundary to north. Wider landscape shaped by 
woodland associated within the SSSI to the south and a small pocket 
of woodland to the south east. Residential development comprises 
landscape further east and north, with open crop fields to the west.  

 Nature conservation:  Potential for birds in trees and bats in buildings. 
Within 100m of Water End SSSI.  

 Close to Grade II listing buildings 
 



 
 

 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for the 
use proposed 

Largely a greenfield site with no significant constraints. Adjacent to a well 
served and popular village. Likely to be attractive to the market. 

 

Availability Site capacity 

Site ownership Landowner. Promoted by 
landowner 

120 - 140 dwellings = 17 - 20dph 
(25-30dph based on the 
developable area of 4.8ha) 

Any known constraints None 
 

HELAA 
Scenario/methodology 

>6 ha so 25dph =  178 dwellings 

Achievability 

HELAA capacity 140 dwellings 

Deliverability issues Timing of wastewater 
infrastructure upgrades 

HELAA density 20 dph 

Viability issues Cost of upgrading 
wastewater infrastructure 

  

Landowner timescales Within 5 years Other comments Reduced capacity (from 178 to 
140 dwellings) reflects the 
developer’s intention of 
incorporating large areas of 
public open space in the 
southern area of the site that 
contributes to the promoters’ 
intention of creating a stronger 
wooded green belt boundary to 
the south, as well as to buffer the 
SSSI. 

 

Conclusions  

 
Given the site’s location within an Inner GSPZ, SuDS for surface run-off from roads, car parking and public or 
amenity areas should be suitably designed and the requisite number of treatment stages to prevent the pollution of 
groundwater.  
 
Residential development of this site has the potential to impact upon Water End SSSI. Development will need to 
ensure any impacts are avoided or mitigated. Preliminary Ecological Appraisal of habitats (trees, buildings, etc) will 
be required to assess value and potential for Great Crested Newts. If buildings are to be affected, a survey needs to 
include bats and birds. 
 
There are 6 Grade II listed buildings to the east of the site. However, given the distance from the site and the size of 
site, there are unlikely to be any impacts that cannot be mitigated. 
 
A requirement to upgrade wastewater infrastructure (the same applies to all sites in Welham Green) 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. 
 
At planning application stage, a contaminated land survey and report would be required and if necessary, suitable 
remediation carried out. 
 
Delivery estimate: 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: GTLAA01 Site name: Foxes Lanes, Welham Green, AL9 7BA 
We

 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.8 ha (excluding existing 
authorised site 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Smallholding, mainly 
grassland. Some 
unauthorised uses and 
structures  

Surrounding land uses 
and character 

East Coast Main Line 
adjoins the site to the 
west. Open grassland to 
the south east.   

Site promotion 

Source of promotion Landowners  

Land use promoted Gypsy and traveller 
pitches 
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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; 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 is from Foxes Lane, which in this section is a Public Right of Way. 
There are no existing footpaths or cycle ways along Foxes Lane. HCC 
Highways advise that there may be implications for the ROW network. Foxes 
Lane leads to a junction with Dixon Hill Road, a classified road. Visibility is 
limited left onto Dixons Hill Road due to the railway bridge. This junction is 
very close to Marshmoor Lane junction. Would need a detailed investigation. 

 Noise pollution:  Site is adjacent to the railway, there noise pollution is likely 
to be significant.  

 Within Flood Zone 1 (lowest risk of fluvial flooding), although there is potential 
fluvial flood risk from ordinary watercourses along the northern and eastern 
site boundaries. 

 Surface water flood risk is present within the site (22.1% within 1 in 100yr 
extent; 69.1% within 1 in 1000yr extent) 

 Flat site 

 Disposal of sewage needs further consideration 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Potters Bar Parkland and Hatfield Park Character Areas: Site does not 
demonstrate any of the character area’s characteristics. East Coast Main 
Line and road bridge are a dominant features within view of the site, although 
there are wider views to the south and east. 

 Nature conservation: Ecosite nearby. Possibility for birds and reptiles. Reptile 
survey may be required. Potential to create grassland or woodland and buffer 
Ecosite. Within 700m of Water End SSSI 

 Heritage: within 250m of Grade Hatfield House Registered Historic Park and 
Garden  

 Residential environment/amenity: adjoining East Coast Main Line which is 
potential source of significant noise pollution  



 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Privately funded  

 

Availability Site capacity 
Site ownership Landowners Promoted by landowner 16 permanent pitches and 

space for 6 touring 
caravans  

Any known constraints None HELAA scenario/ 
methodology 

678sqm/pitch = 12 pitches 

Achievability HELAA capacity 12 pitches, in addition to 
the 3 pitches already 
permitted 

Deliverability issues None HELAA density 678sqm/pitch 

Viability issues Noise mitigation and highway 
measures; potential restriction 
of developable area due to 
flood risk. 

Other comments Capacity would allow for 
landscape and noise 
mitigation measures if 
required. 

Landowner timescales Within 5 yrs   

Conclusions  

The highways authority has indicated that a more detail investigation of the highway junction will be required, but in 
principle the access is acceptable.  
 
The estimated capacity would be 12 pitches. When considered alongside the existing site this would result in a total 
of 15 pitches in this location which is consistent with the Council’s policy approach (set out in the Emerging Core 
Strategy) that sites should not generally exceed 15 pitches. Indicative plans show areas for parking and play, they 
do not indicate sufficient soft landscaping to help mitigate the impact of development on the wider landscape from 
visible viewpoints or mitigate noise from the railway. 
 
Whilst the site is within close proximity to to Hatfield House Registered Historic Park and Garden, it is considered 
that low rise caravans and supporting infrastructure on this site is unlikely to have an adverse impact on the heritage 
asset, including longer views. 
 
Previous noise assessment by the Council for this site indicate that whilst noise levels are ot desirable, they could 
be acceptable provided mitigation measures (such as siting and landscaping) are implemented. 
 
Flood risk from surface water, and potentially from Ordinary Watercourses adjacent to the site, would need to be 
fully investigated and mitigated to make development acceptable given the increased vulnerability of the intended 
use. Disposal of sewage would need to be addressed; however, a private sewage treatment plant or mains drainage 
would be acceptable. 
 
Overall, the site is considered suitable for 12 gypsy and traveller pitches to be delivered within the first five years. 
 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 yrs 



Site Reference: GTLAA03 Site name: Marshmoor Lane, Welham Green, AL9 7HT 
We

 

-  

Site details 

Settlement Welham Green 

Ward Welham Green & Hatfield 
South 

Site area 0.05 ha  

Site context 

Green Belt Yes 

Previously developed Yes 

Land use/character Previously development 
land.  

Surrounding land uses 
and character 

Permission for a C3 
dwelling adjoining the site 
to the south. East Coast 
Main Line adjoins the site 
to the west. Open 
grassland to the east.  
Park home site to the 
north 

Site promotion 

Source of promotion Landowner 

Land use promoted Gypsy and traveller pitch 
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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; 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 is from Marshmoor Lane which is accessed off Dixons Hill Road. The 
highway authority has advised that they do not object to access from this 
junction to serve up to two units within this site (including the permitted C3 
dwelling adjoining to the south) 

 Noise pollution:  Site is adjacent to the railway; there noise pollution is likely 
to be significant.  

 Within Flood Zone 1 (lowest risk of fluvial flooding), although surface water 
flood risk is significant within the site, predominantly in the southern half 
(12.6% within 1 in 30 yr extent; 84.7.1% within 1 in 100yr extent; 100% within 
1 in 1000yr extent) 

 Flat site 

 Site served by utilities, including foul water drainage. 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 Potters Bar Parkland and Hatfield Park Character Areas: Site does not 
demonstrate any of the character area’s characteristics. East Coast Main 
Line and Park Home are a dominant features within view of the site, although 
there are wider views to the east. 

 Nature conservation: within 75m of Marshmmor Grassland Strip Local Wildlife 
Site. Unlikely to be any ecological constraints on site. Within 1000m of Water 
End SSSI 

 TPO202 within the southern area of the site. 

 Heritage: within 200m of Grade I Hatfield House Registered Historic Park and 
Garden  

 Residential environment/amenity: adjoining East Coast Main Line which is 
potential source of significant noise pollution  

Contribution to regeneration 
priority areas 

None 



 

 

Likely market attractiveness 
for the use proposed 

Privately funded  

 

Availability Site capacity 
Site ownership Landowner 

 
Promoted by landowner 2 permanent pitches  

Any known constraints None HELAA scenario/ 
methodology 

678sqm/pitch = 0.75 pitch 

Achievability HELAA capacity 1 pitch 

Deliverability issues None HELAA density Average 500sqm/pitch 
gross 

Viability issues Noise mitigation; potential 
restriction of developable area 
due to flood risk or 
requirement of mitigation 
measures 

Other comments Higher density is 
acceptable for single pitch 
sites that do not require 
communal facilities   

Landowner timescales Within 5 yrs   

Conclusions  

The highways authority has indicated that access from Marshmoor Lane/Dixons Hill Road to serve up to two units 
on this site is acceptable. At present, there is permission for a C3 dwelling within the red line boundary shown above 
with the access from Marshmoor Lane serving both the pitch and the C3 dwelling. 
 
As such the site only has capacity for a single pitch at higher gross density of 500sqm/pitch. Whilst this is higher 
than the methodology recommends, it is considered suitable as it will only be one pitch and therefore communal 
facilities to be delivered within the gross density is not required. 
 
Flood risk from surface water is a significant issue that would need to be fully investigated via a Flood Risk and 
Drainage Assessment to inform the siting and design of proposals and any mitigation measures, including SuDS, to 
make development acceptable. 
 
The site is likely to be affected by significant levels of noise pollution, given the proximity of the railway. At planning 
application stage, a noise survey and report would need to demonstrate that appropriate mitigation measures can 
deliver a residential development with a healthy internal and external environmental that satisfies the requirements 
of the local planning authority. 
 
Whilst the site is within close proximity to Hatfield House Historic Park and Garden, it is considered that low rise 
caravan and supporting infrastructure on this site is unlikely to have an adverse impact on the heritage asset, 
including longer views out from Hatfield House and park and garden. 
 
Overall, the site is considered suitable for a single gypsy and traveller pitch to be delivered within the first five years. 
 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

0-5 yrs 


