
Site Reference: Hal02  Site name: Land at Waterside (AL7 1PF) 

 

-  

Site details 

Settlement Welwyn Garden City 

Ward Haldens 

Site area 0.50ha 
 

Site context 

Green Belt No 

Previously developed No 

Land use/character Open grassland 

Surrounding land uses 
and character 

Highway land to east and 
west with grassland and 
park, with residential area 
and place of worship to 
north and employment 
area to south. 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); Wildlife 
Sites (R15); Air Quality (R18); Noise and Vibration Pollution (R19); 
Archaeology (R29) 
 

Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural environment; 
Section 12 – Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access via Sloans Way is preferred by the Highways Authority – no 
access would be permitted from the A1000 Mundells, and the need for 
access to be at least 66m from Mundells if on the B1000 Waterside 
and at least 33m Waterside if on Crookhams makes these options 
prohibitive. 

 There are no footways to the south, east and north of the site. 

 Given the site’s location adjacent to Waterside where traffic often 
queues in peak periods, there may be air quality issues. 

 Traffic noise could be significant with the potential to be disruptive, with 
potential noise from the nearby commercial uses to the south also 
needing to be considered. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Hertfordshire Ecology considers the site to have a low ecological 
sensitivity. 

 Wildlife Site 79 adjoins the eastern edge of the site (beyond the B1000 
Waterside) – this contains grassland, woodland and water habitats. 

 The site is located within an Area of Archaeological Significance – 
AAS13.  

 There is a potential of occasional nuisance for future occupants from 
commercial noise from nearby premises to the south. 

Contribution to regeneration 
priority areas 

None anticipated. 



 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Similar sites in 
proximity to employment areas have come forward elsewhere, for example 
currently on Bridge Road East (site Pea94). Welwyn Garden City is a high 
demand area, and there are no known issues that would render the site 
unattractive to the market in this area. 

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

Any known constraints The site is covered by a 
diminishing restrictive 
covenant, and will only be 
available once development 
is viable. The landowner has 
indicated that this is likely to 
be the case in 11-15 years. 

Scenario/methodology Baseline below 2.0ha (40dph) 

HELAA capacity 20 dwellings net 

HELAA density 
 

40dph net 

Other comments Baseline density considered 
appropriate in location – a 
more dense form of 
development may impact upon 
open surrounding character 
and existing residents to the 
north. 

Achievability 

Deliverability issues The need for archaeological 
investigation may have some 
impact on deliverability. 

Viability issues Issues above with covenant 
– site is not currently viable, 
but it is anticipated that it will 
be within the plan period. 
The need for archaeological 
survey may also have an 
impact on viability. 

Landowner timescales 11-15 years   
 

Conclusions  

The site is located in an area of Welwyn Garden City with a mixed character – Welwyn Garden City Industrial Area 
is located to the south, with residential areas to the north and west, and parkland extending into open countryside to 
the east. Although the site is informally used as open space, it is not covered by any designations and is therefore 
considered to be suitable in principle for a residential use. Some concerns have been raised around access, air 
quality, noise and the historic environment; but none are considered to be insurmountable issues. 
 
For the reasons outlined above, access for vehicles will need to be via Sloans Way – whilst this is not immediately 
adjacent to the north-west corner of the site, the land between is highway land. Pedestrian access to the site 
already exists from Sloans Way; however there are no footways along Waterside and the south side of Crookhams 
adjacent to the site, and the Highways Authority has indicated that improvements to local pedestrian access may be 
required. To mitigate environmental impacts; at planning application stage it would be necessary to demonstrate 
that there would be no harm to the health of future occupants from air quality, and that it is possible to create an 
acceptable internal and external residential environment in noise terms. As the site is located within an Area of 
Archaeological Significance, a programme of archaeological survey and possible removal will be necessary. 
 
The site is being actively promoted by its owner, although it is not expected to be available for development until the 
end of the plan period (11-15 years) because of a restrictive covenant which currently makes development unviable. 
The ‘clawback amount’ under this restrictive covenant diminishes over time, so development is nevertheless 
expected to become viable during the plan period. Other than possible impacts as a result of the site’s location in an 
Area of Archaeological Significance, there are no other achievability issues envisaged. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

11-15 years 



Site Reference: Hal03 Site name: Ratcliff Tail Lift Site (AL7 1ET) 

 

-  

Site details 

Settlement Welwyn Garden City 

Ward Haldens 

Site area 2.19ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Factory, offices, 
hardstanding and hand 
car wash on front corner 
of site 

Surrounding land uses 
and character 

Residential to north and 
west, office buildings to 
the west beyond highway 
and commercial/industrial 
to the south 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Biodiversity and 
Development (R11); Sites of Special Scientific Interest (R13); Noise and 
Vibration Pollution (R19); Employment Sites Outside of Employment Areas 
(EMP8) 
 

Emerging Core Strategy: Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has existing access points to Bessemer Road (A1000). 
Residential development may result in a significant change in the 
nature of trips on the local highway network. 

 There are no footways on Bessemer Road adjacent to the site. 

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

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

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

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

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

 The site is within a Natural England ‘Impact Risk Zone’, due to its 
proximity to Sherrardspark Wood Site of Special Scientific Interest and 
the number of homes proposed. 

 Careful design will be required to minimise development’s impact on 
existing residents to the north, although there is already a thick 
landscape buffer between those residents and the site. 

 There is a potential of occasional nuisance for future occupants from 
commercial noise from nearby premises to the south and west. 

Contribution to regeneration 
priority areas 

None. 



 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Similar sites in 
proximity to employment areas have come forward elsewhere, for example 
currently on Bridge Road East (site Pea94). Welwyn Garden City is a high 
demand area, and there are no known issues that would render the site 
unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 120-150 dwellings (55-68dph) 

Any known constraints The current lease on the 
premises expires in 2020.  

Scenario/methodology Medium density (50dph) 
 HELAA capacity 110 dwellings 

Achievability HELAA capacity 
 

50dph 

Deliverability issues Waste water network 
capacity upgrades may have 
an 18-36 month impact on 
development timescales. 

Other comments The site is relatively self-
contained, and has some 3-
storey buildings nearby. The 
high density 70dph scenario 
could therefore be possible, but 
as the site is over 2.0ha the 
50dph scenario is considered 
more appropriate to allow for 
open space etc. 

Viability issues Possible land remediation 
may have an impact on 
viability. Work to create a 
footway adjacent to the site 
will also add to normal 
development costs. 

Landowner timescales 6-10 years   
 

Conclusions  

The site is located at the transition between Welwyn Garden City Industrial Area to the south and west and the 
residential area of Haldens to the north and east. Although the site is currently in a commercial use, it is not 
designated as employment land and is therefore considered to be suitable in principle for a residential use. Some 
concerns have been identified around access, wastewater, noise, contamination and wildlife; but none are 
considered to be insurmountable issues. 
 
The Highway Authority considers that a ‘ghosted’ right hand turn lane may need to be provided on Bessemer Road, 
depending on the level of vehicle movements into and out of the site. It will also be necessary to improve pedestrian 
access to the site, as the north side of Bessemer Road currently only consists of a grass verge and does not have a 
footway. In order to understand impact on the sewer network, a detailed drainage strategy will be required at a 
planning application stage. At planning application stage it would also be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms, and to carry out a site 
survey and appropriate remedial work if required to manage likely land contamination. Finally, in view of the number 
of homes proposed and the site’s relative proximity to Sherrardspark Wood SSSI, development would trigger 
consultation with Natural England. 
 
The site has been promoted by its owner, and will be available when the current occupier’s lease expires in 2020. 
The site is therefore considered to be delivered within a 6-10 year time period – this also allows time for necessary 
waste water infrastructure upgrades, which can take 18 months to 3 years to design and deliver. The need for land 
remediation and necessity of footway construction may add to typical development costs, although it is not 
considered likely that this would impact significantly on achievability. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

6-10 years 



Site Reference: Han12 Site name: 1-2 Longcroft Green and land to the south 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Handside 

Site area 0.17ha 
 

Site context 

Green Belt No 

Previously developed Yes (Part) 

Land use/character Residential properties 
and garden land 

Surrounding land uses 
and character 

Highway land and 
roundabout, East Coast 
Main Line railway, and 
residential to south east 
and beyond roundabout 
to north 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); 
Noise and Vibration Pollution (R19) 
 

Emerging Core Strategy: Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural 
environment; Section 12 – Conserving and enhancing the historic 
environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access to the site is available via Longcroft Green. 

 Given the site’s location immediately adjacent to the Stanborough 
Road roundabout where traffic often queues in peak periods, there 
may be air quality issues. 

 Noise pollution within the site will be significant and likely very 
disruptive, given its location sandwiched between the East Coast 
Main Line railway and Stanborough Road. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of any significant wildlife presence, but because 
existing structures will be demolished there should be caution for 
bats. Further caution will be required as the adjacent railway 
embankment may be a habitat for other species. 

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

Contribution to regeneration priority 
areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest. Whilst it is conceivable that in a 
high demand area such as Welwyn Garden City a developer interest 
would still materialise, the site’s noise constraints will make the site less 
attractive to the market than other sites locally. 

 



 
 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 11 dwellings (65dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph) – 
equal to 7 dwellings 

Achievability HELAA capacity 0 

Deliverability issues None. HELAA density N/A 

Viability issues Attempts to resolve noise 
issues may have some 
impact on viability. 

Other comments Site found unsuitable, therefore 
capacity is nil. 

Landowner timescales 0-5 years   
 

Conclusions  

There are several constraints affecting the development of this site. To mitigate potential impacts on the health of 
future occupants, at planning application stage it would be necessary to demonstrate that there would be no harm 
from air quality. As development will involve demolition, to mitigate impacts on wildlife it may be necessary to carry 
out a bat assessment in order to understand whether bats are present on the site, and whether there would be any 
adverse impact on this important species. Caution should also be exercised for other species within the site, given 
its proximity to the adjacent railway embankment habitat. 
 
Whilst there are generally means to overcome the constraints above, the issue of noise is extremely challenging. 
The site’s location sandwiched between two major noise sources means that noise levels will be very high – it will 
be very difficult to provide usable external amenity space within the site. It will be similarly difficult to create an 
acceptable internal living environment given the awkward shape of the site and the close proximity  of existing 
residential properties, and compromise solutions such as putting bedrooms the furthest from noise will be difficult 
given that the noise sources are on 2/3 sides of the site. Accordingly, the site has been judged to be unsuitable for a 
residential redevelopment. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. Whilst the noise issues 
on the site may have some impact on viability, is not otherwise expected that development would be unachievable. 

Suitable No Available Yes Achievable Yes 
Deliverability 
timescale 

N/A 



 
 
 
 
 

Site Reference: Han40 Site name: WGC Town Centre North SPD site (AL8 6NA) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Handside 

Site area 1.42 hectares 
 

Site context 

Green Belt No 

Previously developed Yes (Part) 

Land use/character Large area of Welwyn 
Garden City town centre; 
incorporating retail units, 
car parking, highway land 
and Anniversary Gardens 
open space 

Surrounding land uses 
and character 

Variety of town centre 
uses – largely retail, as 
well as offices, highway 
land and bus station 

 

Site promotion 

Source of promotion Local planning authority 
and landowners 

Land use promoted Mixed retail and 
residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Town Centre North Development Site 
(TCR4); Contaminated Land (R2); Biodiversity and Development (R11); 
Sites of Special Scientific Interest (R13); Air Quality (R18); Noise and 
Vibration Pollution (R19) 
 
Adopted Welwyn Garden City Town Centre North Supplementary Planning 
Document (SPD) 2015 
 
Emerging Core Strategy: Retail development (CS5); Protection of Critical 
Assets (CS11) 
 
NPPF: Section 2 – Ensuring the vitality of town centres; 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 

 As the site constitutes the redevelopment of a significant part of the 
town centre there is no singular access, and it is envisaged that roads 
in and around the site will be reconfigured. 

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

 Given the site’s location adjacent to Welwyn Garden City Bus Station, 
the presence of idling buses may give rise to air quality issues for part 
of the site. 

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

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

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



 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site is within a Natural England ‘Impact Risk Zone’, due to its 
proximity to Sherrardspark Wood Site of Special Scientific Interest and 
the number of homes proposed. 

 There is no record of any significant wildlife presence on site. However, 
areas of planting and trees within it as well as the buildings are 
potential habitats for birds and possibly bats.  

 The site is within Welwyn Garden City Conservation Area. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Welwyn Garden 
City is a high demand area, and there are no known issues that would 
render the site unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Multiple land ownerships Promoted by landowner No specific number 

Any known constraints Whilst landowners are aware 
of the scheme, land assembly 
could still be a challenge. 
There are also several leases 
current active on the site. 

Scenario/methodology Special case – adopted SPD 

HELAA capacity 100 dwellings net, plus retail 
floorspace in accordance with 
the SPD 

HELAA density 70dph net 

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

Achievability 

Deliverability issues Waste water network capacity 
upgrades may have an 18-36 
month impact on development 
timescales. 

Viability issues As part of the process of 
preparing the SPD, 
development has been shown 
to be viable. 

Landowner timescales None provided.   
 

Conclusions  

The site is allocated in Policy TCR4 of the adopted District Plan 2005 as a site to meet the town and borough’s need 
for new comparison retail floorspace. The policy allocation has since been supplemented by the Welwyn Garden 
City Town Centre North Supplementary Planning Document, which was adopted in 2015. This identified a capacity 
for 100 dwellings in addition to new retail floorspace, as part of a mixed-use scheme. 
  
Given the site’s importance in improving the town centre for the future, section 6.4 of the SPD sets out important 
access considerations. This includes the need to improve and reorientate routes to and through the site given its 
importance in improving the town centre for the future, including the removal of the Bridge Road roundabout. 
 
At planning application stage it would be necessary to demonstrate that there would be no harm to the living 
environment of future occupants from air quality, that the design of development creates an acceptable internal and 
external residential environment in noise terms, and to carry out a site survey and appropriate remedial work if 
required to manage likely land contamination on parts of the site. In order to understand impact on the sewer 
network, a detailed drainage strategy will also be required. Finally, in view of the number of homes proposed and 
the site’s relative proximity to Sherrardspark Wood SSSI, development would trigger consultation with Natural 
England. Subject to the above, the site is suitable for the proposed redevelopment.  
 
Following adoption of the SPD, it is envisaged that development will come forward in conjunction with a developer. 
There are some challenges around land assembly given the multiple land ownerships and separate leaseholders on 
the site – whilst this is not broadly a constraint (for example, the occupier of the car park within the site requires 
alternative car parking provision to be made locally), it means that development is unlikely to come forward for 6-10 
years – or potentially into the 11-15 year part of the plan period. The scheme has been demonstrated to be viable 
as part of the preparation of the SPD, and development is otherwise considered to be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

6-10/11-15 
years 



Site Reference: Han91 Site name: Land at Gosling Sports Park (AL8 6AE) 
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-  

Site details 

Settlement Welwyn Garden City 

Ward Handside 

Site area 10.01 hectares 
 

Site context 

Green Belt No 

Previously developed No*, apart from ancillary 
structures for sports use 

Land use/character Part of large sports park 
consisting of golf driving 
range, substantial earth 
mound dry ski slope, 
supporting buildings, open 
land and wooded areas 

Surrounding land uses 
and character 

Remainder of sports park 
to north, railway line to 
east, playing fields and 
police headquarters to 
south, highway land to 
west 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 

*Although part of the site is covered by the very tall and highly visible earth mound which forms the dry ski slope, this does not meet the definition 
in the National Planning Policy Framework of previously developed land. 
 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Biodiversity and 
Development (R11); Sites of Special Scientific Interest (R13); Noise and 
Vibration Pollution (R19); Development in Conservation Areas (R22); 
Protection of Existing Leisure Facilities (CLT1) 
 

Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
 

NPPF: Section 12 – Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The Highways Authority prefers access via a new roundabout on 
Stanborough Road at Lemsford Lane. Use of the existing access 
roundabout at Stanborough Road/Parkway may also be possible.   

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

 Noise from the East Coast Main Line railway could be significant on 
part of the site with the potential to be disruptive. Consideration would 
also need to be given to sports and event noise from the residual 
sports park to the north, playing fields to the south, and Stanborough 
Road to the west. 

 Because of the significant earth importation to create the existing ski 
slope mound, there is a possibility of some ground contamination on 
this part of the site. 

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

   

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 A number of existing large mature trees on the site should be retained, 
as these make a positive contribution to the site’s landscape and 
biodiversity. 

 There is no record of any significant wildlife presence on site. However, 
it hosts a range of potential habitats such as grassland and shrubs and 
could be home to birds, reptiles and possibly bats. 

 A small part of the west of the site falls into Welwyn Garden City 
Conservation Area – interventions such as the creation of a new 
roundabout on Stanborough Road could impact upon it. 



 
 

Potential environmental impacts: 
(Continued) 

 There is a potential of occasional nuisance for future occupants from 
‘sports noise’ on the remaining Sports Park to the north. 

 The site is within a Natural England ‘Impact Risk Zone’, due to its 
proximity to Sherrardspark Wood Site of Special Scientific Interest and 
the number of homes proposed. 

Contribution to regeneration 
priority areas 

None anticipated. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Welwyn Garden 
City is a high demand area, and there are no known issues that would 
render the site unattractive to the market in this area. 

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

Any known 
constraints 

The site is on a long lease to the current 
Sports Park operator. This may not be a 
constraint as development will enable 
the Sports Park to survive, but the 
situation currently remains uncertain. 

Scenario/methodology Baseline 6.0ha+ (25dph) 

HELAA capacity 250 units 

HELAA density 25dph 

Other comments The baseline density 
above 6.0ha is relatively 
low for an urban site, but 
the methodology is 
suitable given the 
number of mature trees 
on site, need to relate 
appropriately to the 
conservation area, need 
to provide suitable 
infrastructure (such as 
areas for play) for a 
development of this size 
and need for a noise 
buffer to the railway. 

Achievability 

Deliverability 
issues 

Delivery will rely on alternative provision 
for sports facilities being made locally, 
unless it can be demonstrated there is 
no longer a need for them. A restrictive 
covenant also prevents any change of 
use on site before 2024, and waste 
water network capacity upgrades may 
have a further 18-36 month impact on 
delivery timescales. 

Viability issues The removal of the ski slope mound and 
possible earth remediation will be a 
potentially significant abnormal cost. If 
development is brought forward before 
2024, a ‘release consideration’ must be 
paid to the HCA.  

Landowner timing 6-10 years 
 

Conclusions  

The site is located within an area of Welwyn Garden City with a relatively mixed character – it is close to housing on 
Lemsford Lane, but adjacent land uses are non-residential. The site is not allocated for any specific use and subject 
to the relocation of existing sports uses (unless it is demonstrated that there is no longer a need for them) the site 
could be suitable in principle for residential use. Indeed, a residential redevelopment of the site may benefit local 
sports provision – it has been envisaged as enabling development to allow the continued viability and success of 
Gosling Sports Park. Sport England’s response to the 2015 Local Plan Consultation Document acknowledged the 
benefit of redevelopment on this basis, subject to the production of a masterplan for the future of the Sports Park. 

In order to plan appropriately for impacts on the sewerage network, a detailed drainage strategy will be required at a 
planning application stage. Upgrades could take 18-36 months to deliver. To mitigate environmental impacts; at 
planning application stage it would be necessary to demonstrate that it is possible to create an acceptable internal 
and external residential environment in noise terms, and to carry out a site survey and appropriate remedial work if 
required to manage likely land contamination. Given the site’s size and presence of a large number of trees, Herts 
Ecology recommends that a full Preliminary Ecological Assessment would be necessary at planning application 
stage in order to understand and mitigate for potential impacts on wildlife. Finally, as the site is partly within Welwyn 
Garden City Conservation Area, development will need to be carefully designed in order to ensure that it relates 
appropriately and sustains and enhances conservation area character. None of these constraints are considered to 
be insurmountable, and the site is considered to be suitable for development subject to issues around relocation. 

The site is being actively promoted by its owner. Given the scale of development, the significant earth works to 
remove the existing ski slope mound, the restrictive covenant on changes of use prior to 2024, and delivery of waste 
water infrastructure upgrades; it is considered that development could realistically take up to 11-15 years to 
complete. This timescale is also considered to be appropriate given the possible need to make alternative local 
provision for all or some of the sports uses on site at present, and the current uncertainty around the long lease of 
the Sports Park operator. 

Suitable Yes Available Uncertain Achievable Yes 
Deliverability 
timescale 

11-15 years 



Site Reference: Hol19 Site name: Hyde Valley House, Hyde Valley (AL7 4NE) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Hollybush 

Site area 0.25ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character 46 bedroom care home, 
older peoples day centre 
and residential property 

Surrounding land uses 
and character 

Residential area to the 
south and east, mixture 
of residential and 
neighbourhood centre 
uses to the north and 
west including a church 
and library. 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Loss of Residential Accommodation 
(H3); Loss of Community Facilities (CLT13) 
 
Emerging Core Strategy: Community Services and Facilities (CS6) 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Site currently has two points of access – the Highways Authority 
advises that one should be closed, with the other made wide 
enough for two-way traffic. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

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

 There is a potential of occasional noise nuisance for future 
occupants from the church on the western site boundary. 

Contribution to regeneration priority 
areas 

None. 

Likely market attractiveness for the use 
proposed 

There is no known developer interest, but Welwyn Garden City is a 
high demand area and there are no known issues that would render 
the site unattractive to the market in this area. 

 



 
 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner 18 dwellings (72dph) 

Any known constraints The existing residents and 
day centre use require 
relocation to site Pan01a 
(for which permission has 
already been granted) – 
this is not a fundamental 
constraint but will delay 
delivery. 

Scenario/methodology High density (70dph) 

HELAA capacity 18 dwellings gross (17 net), with 
additional loss of 46 care home 
bedrooms 

HELAA density 70dph gross 

Other comments High density is considered 
appropriate in this location – 
existing development is dense 
and most surrounding land uses 
are flats or non-residential. 
However, the need to relate 
acceptably to bungalows to the 
east means very high density 
scenario would be too high. 

Achievability 

Deliverability issues The relocation of existing 
residents is not considered 
to be a fundamental 
constraint, but will delay 
delivery. 

Viability issues None. 

Landowner timescales 6-10 years 

 

Conclusions  

The site is located in an area of Welwyn Garden City of Welwyn Garden City with a mixed character, being situated 
on the edge of Woodhall Neighbourhood Centre having a number of community buildings adjacent as well as 
houses and bungalows. Whilst there would ordinarily be a policy presumption against the loss of a care home and 
day centre (a community facility in itself), development is part of a wider programme of improvement in care facilities 
in Welwyn Garden City. Residents and facilities will be relocated to site Pan01a, where permission has already 
been granted for a new care home. Apart from the need to close one of the site’s two current access points and 
widen the other, no physical constraints or environmental impacts have been identified by consultees. Accordingly, 
the redevelopment of the site for housing is considered to be suitable. 
 
The site is being actively promoted by its landowner – whilst there is a need to relocate residents and the day centre 
use to site Pan01a, construction has now commenced there and it is expected that this site will be available within 5 
years. There are not considered to be any reasons why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: Hol20 Site name: Land N of the Beehive Public House (AL7 4BP) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Hollybush 

Site area 0.23ha 
 

Site context 

Green Belt No 

Previously developed Yes (part) 

Land use/character Pub car park and grass 

Surrounding land uses 
and character 

Public house and 
remainder of pub car 
park to south, residential 
to north and east and 
playing fields to west. 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); Noise 
and Vibration Pollution (R19); Works to Listed Buildings (R25) 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural environment; 
Section 12 – Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site would utilise one of the two entrances to the current pub car 
park. 

 Noise from the adjacent pub and users of the adjacent playing fields 
could be significant with the potential to be disruptive. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but as 
there are a number of trees within the site there should be caution for 
nesting birds. 

 The site is a short distance to the north of the Grade II listed Beehive 
Public House. This is considered to be characterised by its ‘rural’, pre- 
Garden City setting, with open land to the north and trees to the south. 

 The site is also within the Beehive Conservation Area. 

 The proximity of the pub and sports fields to the site could lead to noise 
nuisance and amenity concerns for future residents 

 The proposal would result in the loss of some pub parking – whilst the 
pub would still have significant amounts of car parking, pub users 
might occasionally have to park on street resulting in potential conflict 
given the site’s proximity to the QEII hospital. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Welwyn Garden 
City is a high demand area, and there are no known issues that would 
render the site unattractive to the market in this area. 

 



 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 4-6 dwellings (17-26dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph) – equal to 9 
dwellings Achievability  

HELAA capacity 5 dwellings 

Deliverability issues None. HELAA density 20dph 

Viability issues None. Other comments Because of the need to preserve and 
enhance the character of the conservation 
area and to avoid harm to the setting of 
the listed building, density has been 
managed down by half. This will ensure 
that the listed building retains its open, 
‘rural’ setting to the north. 

Landowner timescales 0-5 years  

 

Conclusions  

The site is located within a residential area of Welwyn Garden City, although it is currently in use as parking for the 
public house immediately to the south. Whilst there is a possibility that a loss of parking could be detrimental to the 
continued operation of the pub, this is considered to be relatively unlikely as the car park is substantial and 
remaining area would still have around 60-70 parking spaces. On balance, it is considered that the site is suitable in 
principle for redevelopment. Some concerns have been raised around access, noise, and the historic environment; 
but none are considered to be insurmountable issues. 
 
The Highways Authority has advised that only one of the two current access points to the pub car park should be 
used to access the site – the other should be rationalised and narrowed in order to better serve the remainder of the 
car park. At planning application stage it would be necessary to demonstrate that it is possible to create an 
acceptable internal and external residential environment in noise terms, given the proximity of the public house to 
the south and playing fields to the west.  
 
Finally, given the site’s location within the Beehive Conservation Area and a short distance to the north of the Grade 
II listed Beehive Public House, development will need to be sensitively designed in order to ensure that it does not 
have an adverse impact on these critical assets. Although a higher density might normally be possible in such a 
suburban location, the density assumption for the site has been managed down to half the baseline level. This will 
enable the retention of mature trees on the site’s eastern boundary and the preservation of an undeveloped, ‘rural’ 
setting for the listed building; meaning that views of the listed building south along Beehive Lane and west along 
Moorlands remain similar. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. Subject to the 
considerations above, there are not considered to be any reasons why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: Hol21 Site name: Land SE of the Beehive Public House (AL7 4BW) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Hollybush 

Site area 0.16ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Former pub staff 
accommodation building  

Surrounding land uses 
and character 

Public house to north and 
pub garden to west, 
residential to south and 
east 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11); Noise 
and Vibration Pollution (R19); Works to Listed Buildings (R25) 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural environment; 
Section 12 – Conserving and enhancing the historic environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site would require a new access from Beehive Lane. 

 Noise from the adjacent pub could be noticeable with the potential to 
be intrusive – noise from the nearby sports fields to the west may also 
need to be considered. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but as 
there are a number of trees within the site there should be caution for 
nesting birds. Demolition of the existing building on site will also 
necessitate caution for bats. 

 The site is a short distance to the south of the Grade II listed Beehive 
Public House. This is considered to be characterised by its ‘rural’, pre- 
Garden City setting, with open land to the north and trees to the south. 

 The site is also within the Beehive Conservation Area. 

 The proximity of the pub to the site could lead to noise nuisance and 
amenity concerns for future residents. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Welwyn Garden 
City is a high demand area, and there are no known issues that would 
render the site unattractive to the market in this area. 

 



 

Availability Site capacity 
Site ownership Single landowner. Promoted by landowner 4 dwellings (25dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph) – equal to 6 
dwellings Achievability  

HELAA capacity 2 dwellings 

Deliverability issues None. HELAA density 15dph 

Viability issues None. Other comments Because of need to preserve and enhance 
the character of the conservation area and 
to avoid harm to the setting of the listed 
building to which the site is extremely 
close, density has been managed down by 
more than half. This will ensure that the 
listed building retains its wooded, ‘rural’ 
setting to the south. 

Landowner timescales 0-5 years 

 

Conclusions  

The site is located within a residential area of Welwyn Garden City, although it has previously been associated with 
the public house immediately to the south and was formerly in use as staff accommodation. The pub has continued 
to operate successfully without this provision – the site is therefore considered to be suitable in principle for 
redevelopment. Some concerns have been raised around noise and the historic environment; but none are 
considered to be insurmountable issues. 
 
At planning application stage it would be necessary to demonstrate that it is possible to create an acceptable 
internal and external residential environment in noise terms, given the proximity of the public house to the south and 
playing fields a short distance away to the west.   
 
Finally, given the site’s location within the Beehive Conservation Area and immediately to the south of the Grade II 
listed Beehive Public House, development will need to be sensitively designed in order to ensure that it does not 
have an adverse impact on these critical assets. Although a higher density might normally be possible in such a 
suburban location, the density assumption for the site has been managed down to less than half the baseline level. 
This will enable development to be positioned further away from the listed building, and enable the retention of the 
wooded and ‘rural’ pre-Garden City setting for the listed building. This will mean that views of the listed building 
north along Beehive Lane remain similar. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. Subject to the 
considerations above, there are not considered to be any reasons why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



 

Site Reference: How92 Site name: Woodside Centre, The Commons (AL7 4RZ) 

 

-  

Site details 

Settlement Welwyn Garden City 

Ward Howlands 

Site area 1.33 hectares 

Site context 

Green Belt No 

Previously developed Northern part of site 

Land use/character Community use and 
office building, parking 
and hardstanding. Site 
was formerly a primary 
school, and retains 
former school playing 
fields to rear 

Surrounding land uses 
and character 

Residential to north, 
school and associated 
playing fields to east and 
The Commons Local 
Nature Reserve to south 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Protection of 
Ground and Surface Water (R7); Biodiversity and Development (R11); 
Local Nature Reserves (R14); Wildlife Sites (R15); Noise and Vibration 
Pollution (R19); Urban Open Land (OS1); Loss of Community Facilities 
(CLT13).  
Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 

NPPF: Section 11 – Conserving and enhancing the natural environment  
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has an existing access point on The Commons 

 Noise from the adjacent school could be noticeable with the potential to 
be intrusive. 

 Because of the site’s current use for car parking and the storage of 
vehicles from users on site there is a possibility of some ground 
contamination. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Part of the site is designated Urban Open Land (UOL99) because of its 
function in helping to strengthen and better-define the green belt 
boundary to the south, as well as to provide a visual link between the 
built-up area of Welwyn Garden City and The Commons Local Nature 
Reserve. 

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

 The Commons Local Nature Reserve adjoins the southern edge of the 
site. The nature reserve is also part of a Local Wildlife Site WS78, a 
larger area wrapping around the southeastern edge of Welwyn Garden 
City. 

 There is a small potential of occasional noise nuisance for residents of 
any future development from the school to the east. 

 The site is within an outer Groundwater Source Protection Zone. 

Contribution to regeneration 
priority areas 

None. 



 
 

 
 

 

Likely market attractiveness for the 
use proposed 

The site has no known developer, but environmental and physical 
constraints are likely to be able to be overcome. Welwyn Garden City 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 Single ownership. Promoted by landowner 76 dwellings (57dph) 

Any known constraints There are occupiers on site, 
who would need to be 
relocated to suitable 
alternative locations locally 
before the site could come 
forward. Limited information 
about this has been provided. 

Scenario/methodology Baseline density (40dph), 
equal to 53 dwellings 

HELAA capacity  22 dwellings 

HELAA density 17dph gross (40dph net 
 Other comments A baseline density is 
appropriate in this edge of 
town location. However, 
developable area reduced 
to 0.56ha to exclude area 
beyond ‘Salisbury Line’, 
which largely coincides 
with the area designated 
Urban Open Land. This 
also allows a buffer to the 
Local Nature Reserve. 

Achievability 

Deliverability issues ‘Salisbury Line’ restrictive 
covenant crosses site, 
restricting development on the 
majority of the site. The 
promoter considers this could 
be removed, but no evidence 
of this has been provided. 
Delivery is also contingent on 
relocation of community uses. 

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

Landowner timescales 6-10 years   
 

Conclusions  

The site is located within a residential area of Welwyn Garden City in an urban context, and although there is open 
land to the south the site is considered to be suitable in principle for a residential use. Some concerns have been 
raised around noise, contamination and wildlife; but none are considered to be insurmountable. 
 
To mitigate environmental impacts; at planning application stage it would be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms, and to carry out a site 
survey and appropriate remedial work if required to manage possible land contamination. To mitigate impacts on 
wildlife it may be necessary to carry out a bat assessment in order to understand whether bats are present on the 
site, and whether there would be any impact on this protected species. The presence of The Commons Local 
Nature Reserve and Wildlife Site 78 to the south of the site will necessitate a buffer between it and development. 
 
Part of the site is designated as Urban Open Land in recognition of its importance in providing a buffer between built 
development to the north and The Commons Local Nature Reserve to the south, as well for as its role in 
strengthening the green belt boundary. It is considered that this rationale remains valid. The ‘Salisbury Line’ 
covenant also restricts the developable area of the site – whilst the site promoter considers that this could be 
relaxed, no evidence of the likelihood of this has been provided and it is understood that development within the 
Salisbury Line has only been allowed once before (to construct the QEII Hospital). The Salisbury Line and Urban 
Open Land boundaries have broadly the same extent, but the Salisbury Line is a straight line boundary whereas the 
Urban Open Land boundary deviates around existing buildings which would be demolished if development came 
forward. As a result the Salisbury Line has been used to calculate the capacity of the site, and there could be 
grounds to reconsider the current UOL boundary through the Local Plan. Subject to all of the above, the site is 
considered to be suitable. 
 
It will also be necessary to ensure that the existing occupiers on site which perform important and highly valued 
community functions (such as services for disabled people across Hertfordshire) are relocated locally before 
development takes place. No evidence of any relocation options has been provided – whilst it is conceivable that an 
alternative site could be identified during the plan period, no information on this has been provided and availability 
has been judged to be uncertain. As it has been concluded that the site is only suitable if development is restricted 
to its northern half, the Salisbury Line covenant will not otherwise restrict achievability. However, 11-15 years is 
considered to be a more realistic deliverability timescale.  

Suitable Yes Available Uncertain Achievable Uncertain 
Deliverability 
timescale 

11-15 years 



Site Reference: Pan01b  Site name: Land at Bericot Way (North) (AL7 2PT) 

. 
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-  

Site details 

Settlement Welwyn Garden City 

Ward Panshanger 

Site area 0.70ha 
 

Site context 

Green Belt No 

Previously developed No 

Land use/character Open rough grassland – 
part of former reserve 
school site. 

Surrounding land uses 
and character 

Residential area, though 
most neighbouring 
houses are beyond a 
highway. The land 
immediately to the south 
(site Pan01a) is currently 
of a similar character, but 
has planning permission 
for the construction of a 
new 75-bed care home. 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Biodiversity and Development (R11) 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has an existing access on Waterbeach, built as a drop-off and 
turning area in anticipation of the site’s use for a school. 

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

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but as the 
site is surrounded by small trees and shrubs there should be caution 
for nesting birds. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but Welwyn Garden City is a high 
demand area and there are no known issues that would render the site 
unattractive to the market in this area. 

 



 
 

Availability Site capacity 
Site ownership Single landowner. Promoted by landowner 32 dwellings (46dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph)/28 dwellings 

Achievability HELAA capacity 28 dwellings 

Deliverability issues Waste water 
network capacity 
upgrades may 
have an 18-36 
month impact on 
development 
timescales. 

HELAA density 40dph 

Other comments Baseline density considered the highest 
that would be acceptable in this location – 
the density of surrounding houses is 
relatively low; and prior to approval of the 
most recent care home application to the 
south a previous application was refused, 
in part because it was an 
overdevelopment of the site. 

Viability issues None. 

Landowner timescales 0-5 years  
 

Conclusions  

The site is located within a residential area of Welwyn Garden City in a suburban context. Although it (and Pan01a, 
the southern half of the larger Pan01 site) had long been set aside as a reserve school site, the site has never been 
allocated for this purpose and the Local Education Authority now considers the site to be too small for modern 
educational requirements. Furthermore, the recently approved planning application for a care home on Pan01a has 
established the acceptability of alternative uses. Accordingly, the site is considered to be suitable in principle for 
housing.  
 
Although the site benefits from an existing access on Waterbeach to the north, this is in the form of a turning circle 
and means that there are effectively two access points. The Highways Authority has stated that one of these should 
be closed as part of development, in the interests of highway safety. In addition, whilst there are bus stops adjacent 
to the site, the Highway Authority has observed that these are not fully accessible and any development should be 
required to contribute towards bringing them up to standard. In terms of wildlife, in addition to exercising caution for 
nesting birds which may be present in the trees surrounding the site, Herts Ecology has recommended that the 
trees should be retained or compensated for if lost. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. There is not considered 
to be any reason in principle why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



Site Reference: Pan02 Site name: Land south of 1-17 Poplars (AL7 2AL) 

 

-  

Site details 

Settlement Welwyn Garden City 

Ward Haldens 

Site area 0.33ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Open grass 

Surrounding land uses 
and character 

Highway land and 
roundabout to east, 
residential area to north 
and west 

 

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: Noise and Vibration Pollution (R19) 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access to the site would need to be at its northern end, as the Highway 
Authority requires a 43m set-back from the roundabout. The necessity 
to exit in a forward gear means that individual driveways onto Moors 
Walk are unlikely to be acceptable. 

 Traffic noise from Moors Walk adjacent to the site could be significant 
with the potential to be disruptive. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site is an open break in development, adjacent to a large 
roundabout. Its character means that it has little aesthetic or 
recreational potential, and it is not designated as Urban Open Land. 

 Properties on The Poplars and The Paddocks back onto the site – 
development would therefore need to consider this relationship in order 
to minimise neighbour amenity impacts. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Welwyn Garden 
City is a high demand area, and there are no known issues that would 
render the site unattractive to the market in this area. 

 



 
 

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

Any known constraints The site is covered by a 
diminishing restrictive 
covenant, and will only be 
available once development 
is viable. The landowner has 
indicated that this is likely to 
be the case in 11-15 years. 

Scenario/methodology Baseline density (40dph) – 
equal to 13 dwellings 
 HELAA capacity 8 dwellings 

HELAA density 24dph 

Other comments Baseline density considered 
highest that would be 
appropriate, given need for 
appropriate relationship with 
existing properties. Density 
only applied to 0.20ha of site – 
the long thin southern area of 
the site could not 
accommodate development. 

Achievability  

Deliverability issues None.  

Viability issues Issues above with covenant 
– site is not currently viable, 
but it is anticipated that it will 
be within the plan period. 

 

Landowner timescales 11-15 years  
 

Conclusions  

The site is located in a broadly residential area of Welwyn Garden City, in an accessible location opposite Moors 
Walk Neighbourhood Centre. Although the site currently acts as an open break in development, it is considered to 
have little aesthetic or recreational potential given its location adjacent to a roundabout and it is not covered by any 
designations. Accordingly, the site is considered to be suitable in principle for a residential use. Some concerns 
have been raised around access and noise, but none are considered to be insurmountable issues. 
 
For the reasons outlined above concerning proximity to the roundabout and the site’s narrowness at its southern 
end, vehicular access would realistically need to be at its very northern end. Because of the orientation and 
relationship with residential properties to the north and west of the site, the need for an acceptable relationship with 
existing neighbouring properties means that the baseline density is the highest that is considered appropriate. To 
mitigate environmental impacts; at planning application stage it would also be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms. 
 
The site is being actively promoted by its owner, although it is not expected to be available for development until the 
end of the plan period (11-15 years) because of a restrictive covenant which currently makes development unviable. 
The ‘clawback amount’ under this restrictive covenant diminishes over time, so development is nevertheless 
expected to become viable during the plan period. Other than this, there are no other reasons envisaged why 
development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

11-15 years 



Site Reference: Pea02b  Site name: Broadwater Road SPD Site (North) (AL7 3BU) 

. 
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Site details 

Settlement Welwyn Garden City 

Ward Peartree 

Site area 9.09ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Derelict factory and vacant 
former factory land 

Surrounding land 
uses and character 

New residential development 
to the south, commercial 
uses to the north and east, 
warehouse (Site Pea02c) and 
East Coast Main Line railway 
to west. 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Mixed residential, leisure, 
community facility and 
commercial uses; plus 
masterplanned open space 
and allotments 
 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Employment Areas (EMP1); Mixed-Use 
Development Site at Broadwater Road West (EMP3); Contaminated Land 
(R2); Biodiversity and Development (R11); Sites of Special Scientific 
Interest (R13); Wildlife Sites (R15); Noise and Vibration Pollution (R19) 
 

Adopted Broadwater Road West Supplementary Planning Document (2009) 
 

Emerging Core Strategy: The Local Economy (CS8); Protection of Critical 
Assets (CS11) 
 

NPPF: Section 1 – Building a Strong, Competitive Economy; 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 

 The site has access to Bridge Road to the north, and in several locations 
on Broadwater Road to the east. Access should also be made through to 
adjacent site Pea02c to facilitate its development. 

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

 Railway noise at the western edge of the site could be significant with 
the potential to be disruptive. 

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

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 
 Residential environment/amenity 

 Other 

 The site is within a Natural England ‘Impact Risk Zone’, due to its 
proximity to Sherrardspark Wood Site of Special Scientific Interest. 

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

 The site contains the large Grade II listed former Shredded Wheat 
Factory – the former Roche HQ building is also immediately to the south. 

 The site is adjacent to Welwyn Garden City Conservation Area on the 
other side of the railway, although this separation means that 
development is unlikely to have any impact upon it.  

Contribution to regeneration 
priority areas 

The site is a key part of the Broadwater Road West SPD area, one of the 
borough’s main regeneration areas. 

Likely market attractiveness for 
the use proposed 

A planning application has been submitted for the redevelopment of the site, 
demonstrating evident interest in bringing the site forward. 

 



 

Availability Site capacity 
Site ownership Single ownership. Promoted by 

landowner 
Via the current planning application: 

 850 dwellings, potentially including 
up to 80 care home bedrooms 

 2,554sqm C1 hotel floorspace 

 572sqm A1 retail floorspace 

 1,928sqm A3/A4 restaurant/bar 
floorspace 

 6,370sqm B1a office floorspace 

 2,241sqm D1 community use 
floorspace 

 703sqm D2 fitness/leisure floorspace 

 A comprehensive assortment of 
masterplanned open space including 
parkland and play areas, footbridge 
links and allotments 

Any known 
constraints 

It is anticipated that the site 
will be sold if the current 
planning application is 
granted. 

Achievability 

Deliverability 
issues 

Deliverability issues 
considered through 
planning application. 

Viability 
issues 

Viability issues considered 
through planning 
application. 

Landowner 
timescales 

Initially stated that 
development would be 
completed by 2020, but this 
timescale is known to have 
slipped. 

Scenario/methodology Special case – 110% plot ratio 

HELAA capacity Because of extensive negotiation as part 
of planning application process, capacity 
assumed to be as promoted above. 

Achievability 

Deliverability 
issues 

Deliverability issues 
considered through 
planning application. 

HELAA density 110% plot ratio as above – results in 
94dph for housing across the site in 
addition to other uses  

Viability 
issues 

Viability issues considered 
through planning 
application. 

Other comments The Broadwater Road SPD area is a 
special case, with development envisaged 
at a density well above the HELAA 
scenarios. The 110% plot ratio in the 
current planning application has been 
considered to be broadly compliant with 
this. 

Landowner 
timescales 

Initially stated that 
development would be 
completed by 2020, but this 
timescale is known to have 
slipped. 

 

Conclusions  

The site is located in the northern half of the Broadwater Road West SPD area, the second of three major land 
parcels within the area to come forward. Site Pea02a (Broadwater Road West SPD Site (South)) has been 
completed, whilst adjacent site Pea02c (Broadwater Road West SPD Site (West)) is also appraised for development 
within the HELAA. Although the site is located within Employment Area EA1, the acceptability of its redevelopment 
for a mix of uses has been well established through the District Plan and 2009 SPD. 
 

Some concerns have been raised around wastewater, noise, contamination and the historic environment; but none 
are considered to be insurmountable. In order to understand impact on the sewer network, a detailed drainage 
strategy will be required at a planning application stage. Given the proximity of the railway it would be necessary to 
demonstrate that it is possible to create an acceptable internal and external residential environment; although the 
tracks immediately adjacent to the site are not in active use, and advice for the current planning application on the 
site has established that good design and mechanical ventilation should provide sufficient mitigation. It will be 
necessary to carry out a site survey and appropriate remedial work if required to manage likely land contamination, 
and for development to relate appropriately to the listed buildings within the site. The former factory and office 
nature of these listed buildings means that their setting and character has provisionally been accepted by planning 
application consultees to not be adversely affected by higher density development – subject to design. 
 

The Broadwater Road West SPD contains a number of targets for development across the SPD area – notably a 
site-wide target for 19,000m

2
 of B1 office and research floorspace. So far 1,350m

2
 has been completed within the 

BioPark to the south of the site – given the evidence of need for new employment floorspace in the Economy Study 
it is considered that the 6,350m

2
 proposed within the current planning application should represent absolute 

minimum provision – anything above this would reduce the need elsewhere in the SPD area. The other community 
uses and significant set aside of open space and allotments promoted by the landowner are in line with the 
Broadwater Road West SPD, and have also been taken to form a vital part of the site’s capacity. With 850 proposed 
homes this would result in development at an exceptionally high density – however, high density development on 
the site has been considered reasonable in the site’s specific (and highly sustainable) context. 
 

The site is available for development, but because its size and the need for it to be sold on (if planning permission is 
granted), it is considered that deliverability would realistically extend until 6-10 years. Because deliverability and 
viability have been explored as part of the planning application process, there are not otherwise considered to be 
any constraints to the achievability of development on the site. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years/ 
6-10 years 



Site Reference: Pea02c  Site name: Broadwater Road SPD Site (West) (AL7 3BU) 

. 
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LA100019547 2015 

-  

Site details 

Settlement Welwyn Garden City 

Ward Peartree 

Site area 2.07ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Large single warehouse 
and hardstanding 

Surrounding land 
uses and character 

Offices to the south, new 
residential development to 
the south-east, vacant 
former factory to the east 
and north with planning 
application for mixed-use 
redevelopment (Site 
Pea02b), and East Coast 
Main Line railway to west. 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Residential and offices 

Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Employment Areas (EMP1); Mixed-Use 
Development Site at Broadwater Road West (EMP3); Contaminated Land 
(R2); Biodiversity and Development (R11); Sites of Special Scientific 
Interest (R13); Wildlife Sites (R15); Noise and Vibration Pollution (R19) 
 
Adopted Broadwater Road West Supplementary Planning Document (2009) 
 
Emerging Core Strategy: The Local Economy (CS8); Protection of Critical 
Assets (CS11) 
 
NPPF: Section 1 – Building a Strong, Competitive Economy; 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 to the site is currently via a long driveway to Bridge Road to the 
north – this will also serve part of the adjacent site Pea02b. Access 
should also be made through Pea02b to the east in order to disperse 
traffic flows – provision for this is made in the designs for that site. 

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

 Railway noise at the western edge of the site could be significant with 
the potential to be disruptive. 

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

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 The site is within a Natural England ‘Impact Risk Zone’, due to its 
proximity to Sherrardspark Wood Site of Special Scientific Interest. 

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

 The large Grade II listed buildings of the former Shredded Wheat 
Factory and former Roche headquarters are a short distance to the east. 

 The site is adjacent to Welwyn Garden City Conservation Area on the 
other side of the railway, although this separation means that 
development is unlikely to have any impact upon it.  

Contribution to regeneration 
priority areas 

The site is a key part of the Broadwater Road West SPD area, one of the 
borough’s main regeneration areas. 

  



 

Likely market attractiveness for 
the use proposed 

There is no known developer interest, but environmental and physical 
constraints are likely to be able to be overcome. Welwyn Garden City is a 
high demand area, and there are no known issues that would render the site 
unattractive to the market in this area. 

 

Availability Site capacity 
Site ownership Single ownership. Promoted by 

landowner 
No specific scheme. 

Any known 
constraints 

The current lease on the 
site is until 2024 Scenario/ 

methodology 
Special case based on adjacent site Pea02b – 110% 
plot ratio Achievability 

Deliverability 
issues 

The need to access the site 
via site Pea02b to the east 
will require co-operation 
between landowners.  
Waste water network 
capacity upgrades may 
have an 18-36 month 
impact on development 
timescales. 

HELAA 
capacity 

171 dwellings, plus 11,300m
2
 of B1 floorspace in 

accordance with the Broadwater Road West SPD 
HELAA 
density 

110% plot ratio, with 22,770m
2
 of floorspace over 

20,700m
2
 site 

Other 
comments 

The Broadwater Road SPD area is a special case, 
with development envisaged at a density well above 
the HELAA scenarios. This necessitates a unique 
approach – the 110% net plot ratio (excluding 
exceptional open space such as the large public 
square and allotments) has been applied from the 
planning application for adjacent site Pea02b – the 
result of extensive consultation and which accounts 
for heritage issues and noise. The SPD identifies 
Pea02c as suitable for B1 uses given its location 
adjacent to the railway station – its B1 floorspace 
capacity is therefore the 19,000m

2
 SPD target, less 

capacity delivered elsewhere in the SPD area. The 
remaining capacity for residential has been translated 
to a number of dwellings by applying the average 
67m

2
 apartment size from Pea02b to this site. 

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

Landowner 
timescales 

None specified.  

 

Conclusions  

The site is located on the western edge of the Broadwater Road West SPD area, the third of three major land 
parcels within the site to come forward. Site Pea02a (Broadwater Road West SPD Site (South)) has been 
completed, whilst site Pea02b (Broadwater Road West SPD Site (North)) is the subject of an ongoing planning 
application. Although the site is located within Employment Area EA1, the acceptability of its redevelopment for a 
mix of uses has been well established through the District Plan and 2009 SPD. 
 

Some concerns have been raised around wastewater, noise, contamination and the historic environment; but none 
are considered to be insurmountable. In order to understand impact on the sewer network, a detailed drainage 
strategy will be required at a planning application stage. Given the proximity of the railway it would be necessary to 
demonstrate that it is possible to create an acceptable internal and external residential environment; although the 
tracks immediately adjacent to the site are not in active use, and advice for the planning application on adjacent site 
Pea02b has established that good design and mechanical ventilation should provide sufficient mitigation. It will be 
necessary to carry out a site survey and appropriate remedial work if required to manage likely land contamination, 
and for development to relate appropriately to nearby listed buildings. The former factory and office nature of these 
listed buildings means that their setting and character has been accepted (as part of the planning process for 
adjacent site Pea02b) to not be adversely affected by well-designed higher density development. 
 

The Broadwater Road West SPD contains a number of targets for development across the SPD area – notably a 
site-wide target for 19,000m

2
 of B1 office and research floorspace. So far 1,350m

2
 has been completed within the 

BioPark to the south of the site, with 6,350m
2
 within the proposals for site Pea02b. The balance of floorspace for 

site Pea02c is therefore 11,300m
2
 – this could be re-examined at the time the site becomes available, but given the 

evidence of need for new employment floorspace in the Economy Study it is considered that this remains an 
appropriate floorspace target for the site at the present time. Applying the average size of flats on adjacent site 
Pea02b to the remaining floorspace capacity of the site gives a balance of 171 residential units. This would result in 
development at an exceptionally high density – however this is considered reasonable in the site’s specific (and 
highly sustainable) context and is comparable to proposals for adjacent site Pea02b where building heights up to 8 
storeys are proposed in addition to the set-aside of significant areas of land for open space and allotments. 
 

The site is available for development, but the current occupier retains a lease until 2024 and whilst some 
development could come forward in 6-10 years, it is unlikely that development would be completed in less than 11-
15 years. The need to agree access via site Pea02b could be an achievability constraint, although this has been 
designed-into the proposals for that site and is therefore unlikely to present a fundamental issue. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

6-10 years/ 
11-15 years 



Site Reference: Pea08 Site name: 80 Bridge Road East (AL7 1JY) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Peartree 

Site area 0.45ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Factory and warehouse, 
hardstanding and parking 

Surrounding land uses 
and character 

Employment area to the 
north (although the 
adjacent use is a car 
dealership), residential to 
the south, and residential 
currently under 
construction to the east. 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Employment Sites Outside of Employment 
Areas (EMP8); Contaminated Land (R2); Biodiversity and Development 
(R11); Air Quality (R18); Noise and Vibration Pollution (R19). 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has existing access points on both Bridge Road East and 
Ravenfield Road – there is an opportunity to rationalise this. 

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

 Given the site’s proximity to the Swallowfields/Bridge Road East 
roundabout where traffic can queue during peak periods, there may be 
air quality concerns. 

 Traffic noise could be significant with the potential to be disruptive, with 
potential noise from nearby commercial uses also needing to be 
considered.  

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

 There is a small electricity substation at the western corner of the site, 
to which access would need to be maintained. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

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

 There is a potential of occasional nuisance for future occupants from 
commercial noise from nearby premises. 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for the 
use proposed 

There is no known developer interest, but the limited environmental and 
physical constraints are likely to be able to be overcome. Similar sites in 
proximity to employment areas have come forward elsewhere, for example 
the adjacent site (Pea94). Welwyn Garden City is a high demand area, 
and there are no known issues that would render the site unattractive to 
the market in this area. 

 



 
 

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

Any known constraints None. Scenario/methodology High density (70dph) 
 Achievability HELAA capacity 32 dwellings 

Deliverability issues Waste water network 
capacity upgrades may 
have an 18-36 month 
impact on development 
timescales. 

HELAA density 70dph 

Other comments Although the development under 
construction to the east is only 
51dph, it is considered that a 
higher density is appropriate given 
the site’s otherwise relatively 
dense and commercial 
surroundings. 

Viability issues Possible land remediation 
may have an impact on 
viability. 

Landowner timescales 0-5 years   
 

Conclusions  

The site is located at the transition between Welwyn Garden City Industrial Area to the north and west and the 
residential area of Peartree to the south and east. Although the site is currently in a commercial use, it is not 
designated as employment land and is therefore considered to be suitable in principle for a residential use. Some 
concerns have been raised around access, wastewater, air quality, noise and contamination; but none are 
considered to be insurmountable issues. 
 
The Highway Authority considers that access to the site should be via the existing access to the site on Bridge Road 
East – this would enable the stopping up of the site’s secondary access to Ravenfield Road. In order to understand 
impact on the sewer network, a detailed drainage strategy will be required at a planning application stage. To 
mitigate environmental impacts; at planning application stage it would also be necessary to demonstrate that there 
would be no harm to the health of future occupants from air quality, that it is possible to create an acceptable 
internal and external residential environment in noise terms, and to carry out a site survey and appropriate remedial 
work if required to manage likely land contamination. 
 
Whilst the site remains in use, it is being actively promoted by its occupier for development within five years and 
there are no leasehold constraints. However, the need for waste water infrastructure upgrades – which can take 18 
months to 3 years to design and deliver – means that a 6-10 year deliverability timescale may be more realistic. The 
possible need for land remediation may add slightly to typical development costs, but there are not otherwise 
considered to be any constraints on achievability. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years/ 
6-10 years 



Site Reference: Pea24  Site name: St Michael’s House, Holwell Road (AL7 3SF) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Peartree 

Site area 0.43ha 
 

Site context 

Green Belt No 

Previously developed Yes 

Land use/character Short-break disability 
care centre and older 
peoples day centre 

Surrounding land uses 
and character 

Residential area, with 
primary school and 
playing fields to west 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Contaminated Land (R2); Biodiversity 
and Development (R11); Loss of Community Facilities (CLT13); 
Archaeology (R29) 
 

Emerging Core Strategy: Community Services and Facilities (CS6); 
Protection of Critical Assets (CS11) 
 

NPPF: Section 11 – Conserving and enhancing the natural 
environment; Section 12 – Conserving and enhancing the historic 
environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site has existing access points on both Ludwick Way and 
Holwell Road – there is an opportunity to rationalise this. 

 Because parts of the site are used for parking and minibus 
waiting, there is a possibility of some ground contamination. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

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

 The site is adjacent to Area of Archaeological Significance AAS30 

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

Contribution to regeneration priority 
areas 

None. 

Likely market attractiveness for the use 
proposed 

There is no known developer interest, but the limited environmental 
and physical constraints are likely to be able to be overcome. Welwyn 
Garden City is a high demand area, and there are no known issues 
that would render the site unattractive to the market in this area. 

 



 
 

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

Any known constraints The community uses on site 
would need to be relocated to 
suitable alternative locations 
locally before the site could 
come forward. 

Scenario/methodology Medium density (50dph) 

HELAA capacity 22 dwellings 

HELAA density 50dph 

Other comments Both flats and houses 
surround the site – a medium 
density is considered to be 
appropriate in this context.  

Achievability  

Deliverability issues None.  

Viability issues Possible land remediation may 
have an impact on viability. 

 

Landowner timescales 6-10 years  
 

Conclusions  

The site is located within a residential area of Welwyn Garden City in an urban context, and is considered to be 
suitable in principle for a residential use.  
 
To mitigate environmental impacts; at planning application stage it would be necessary to carry out a site survey 
and appropriate remedial work if required to manage possible land contamination. To mitigate impacts on wildlife it 
may be necessary to carry out a bat assessment in order to understand whether bats are present on the site, and 
whether there would be any adverse impact on this protected species. As the site is located immediately adjacent to 
an Area of Archaeological Significance, a programme of archaeological survey necessitating possible removal may 
also be necessary. In terms of access, the Highways Authority considers that development offers an opportunity to 
remove one of the two current vehicular access points to the site. It is considered that the access to Ludwick Way 
should be retained – Holwell Road is designated National Cycle Route 61 at this point and removing the access 
here would eliminate conflict with cyclists. Holwell Road is also one-way, and less preferable for vehicular access in 
any case.   
 
It will also be necessary to ensure that the uses currently on site – a short-break disability care centre and older 
people’s day centre, both of which perform important and highly valued community functions within the local area as 
well as the rest of Hertfordshire – are relocated locally before development takes place. It is understood that the 
approved development of a new care home and day centre at site Pan01a will partly allow this, although this will not 
incorporate reprovision of the short-break disability care centre and an alternative site for this will therefore be 
required. No evidence of any relocation options has been provided, although it is conceivable that an alternative site 
could be identified locally during the plan period. Other than possible minor impacts on viability from land 
remediation if required, there are not considered to be any other issues with achievability. However, given the 
issues above, 11-15 years is considered to be a more realistic deliverability timescale. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

11-15 years 



Site Reference: Sh08 Site name: Land at the end of Sewells (AL8 7SN) 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Sherrards 

Site area 0.30ha 
 

Site context 

Green Belt No 

Previously developed No 

Land use/character Scrub grassland 

Surrounding land uses 
and character 

Residential and school 
playing fields to the west, 
highway and playground 
to the south, open green 
belt to the north and East 
Coast Main Line railway 
on high embankment to 
the east. 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Character and Context (D2); Biodiversity 
and Development (R11); Noise and Vibration Pollution (R19) 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural 
environment; Section 12 – Conserving and enhancing the historic 
environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The Highways Authority has stated that access from Bessemer 
Road to the north would not be acceptable – there are insufficient 
sightlines due to the adjacent viaduct. Access would need to be 
via Sewells, although this is narrow and becomes a public 
footpath before it reaches the site. 

 Noise from the East Coast Main Line railway could be significant 
with the potential to be disruptive, with traffic noise from Bessemer 
Road also needing to be considered. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but 
because the site comprises undisturbed ground with scrub 
planting there is potential for reptiles. Given the number of trees 
around the site, there should also be caution for nesting birds. 

 The site is adjacent to the Grade II* listed Digswell Viaduct. 

Contribution to regeneration priority 
areas 

None. 

Likely market attractiveness for the use 
proposed 

There is no known developer interest, but the limited environmental 
and physical constraints could be overcome. Welwyn Garden City is a 
high demand area, and there are no known issues that would render 
the site unattractive to the market in this area. 

 



 
 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 15 dwellings (50 dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph) – 
equal to 12 dwellings 

Achievability 
HELAA capacity 5 dwellings 

Deliverability issues Achieving a suitable access to 
the site is a significant 
challenge and it has not yet 
been demonstrated that this 
will be possible via Sewells. 

HELAA density 17dph net 

Other comments Baseline density appropriate 
in this suburban location, but 
only applied to 0.15ha part of 
site south of the existing built 
limit of the town to the west. 
This also limits impact on the 
Grade II* listed viaduct. 

Viability issues None 

Landowner timescales 0-5 years 

 

Conclusions  

The site is located within a residential area of Welwyn Garden City in a suburban context, and is therefore 
considered to be suitable in principle for a residential use. Some concerns have been identified around noise, 
wildlife and local context; although these issues are not considered to be insurmountable. 
 
To mitigate environmental impacts; at planning application stage it would be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms. In order to protect 
wildlife, it may also be necessary to carry out a reptile survey to understand whether there would be any adverse 
impacts on any protected species. Given the presence of trees within the site, caution for nesting birds would also 
be necessary as part of any development.  
 
The presence of the Grade II* listed Digswell Viaduct adjacent to the northern end of the site would necessitate an 
appropriate design approach and potential reduction in density to ensure that its setting is not adverse affected. 
However, in order to prevent development stretching in a long ‘finger’ beyond the existing built edge of the town – in 
this location clearly defined by the rear gardens of Harwood Close to the west – it has otherwise been judged that 
development should be limited to the southern half of the site. Accordingly, views of the viaduct would not be 
affected and it is not considered that development would impact upon the setting of the viaduct. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. However, there are 
significant concerns around access, which will not be possible via Bessemer Road and will require the conversion 
and widening of the existing footpath which passes alongside the site from Sewells for vehicular access. It has not 
been demonstrated that this will be possible or acceptable – accordingly, it has been concluded that development 
on the site is not currently achievable. 

Suitable Yes Available Yes Achievable No 
Deliverability 
timescale 

N/A 



Site Reference: Sh91 Site name: 15 Digswell Park Road (AL8 7NW) 

 

-  

Site details 

Settlement Welwyn Garden City 

Ward Sherrards 

Site area 0.42 hectares 
 

Site context 

Green Belt No 

Previously developed Yes (Part) 

Land use/character Large residential property 
and garden 

Surrounding land uses 
and character 

Residential and garden 
land, with school and 
related sports facilities to 
the north. 

 

Site promotion 

Source of promotion Landowner via agent 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Character and Context (D2); Protection 
of Ground and Surface Water (R7); Biodiversity and Development 
(R11); Noise and Vibration Pollution (R19) 
 
Emerging Core Strategy:  Protection of Critical Assets (CS11) 
 
NPPF: Section 11 – Conserving and enhancing the natural 
environment; 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 to the site is via Digswell Park Road. Although there are 
no footways on this section of road, the Highways Authority do not 
consider it reasonable to require the deficit to be made up by a 
single development site and it is considered that the shared 
access arrangement of the road at present works well.  

 The site is within an inner Groundwater Source Protection Zone, 
the most sensitive area in which the protection of groundwater 
from pollution will be crucial. 

 There is potential for occasional disruptive noise conflict, given the 
site’s location adjacent to a school and its playing fields. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 There is no record of significant wildlife presence on the site, but if 
existing buildings are demolished there should be caution for bats. 
Given the number of trees within the site, there should also be 
caution for nesting birds. 

 The site is close to Grade II listed buildings at 1-4 and 21 Digswell 
Park Road. 

 There is a small potential of occasional noise nuisance for future 
residents of any development from the school to the north. 

Contribution to regeneration priority 
areas 

None anticipated. 

Likely market attractiveness for the use 
proposed 

There is no known developer interest, but the limited environmental 
and physical constraints are likely to be able to be overcome. Welwyn 
Garden City is a high demand area, and there are no known issues 
that would render the site unattractive to the market in this area. 

 



 
 

Availability Site capacity 
Site ownership Single ownership. Promoted by landowner 15 dwellings (36dph) 

Any known constraints None. Scenario/methodology Baseline density (40dph) – 
equal to 17 dwellings Achievability 

HELAA capacity 5 dwellings gross (4 net) 

Deliverability issues None. HELAA density 12dph gross 

Viability issues None. Other comments Despite the urban setting, 
there have been several 
applications refused and 
dismissed on the site (most 
recently for 6 units) because 
of their impact on local 
character. A lower density 
has therefore been used. 

Landowner timescales 0-5 years  

 

Conclusions  

The site is located within a residential area of Welwyn Garden City in a suburban context, and is therefore 
considered to be suitable in principle for a residential use. Some concerns have been raised around noise and 
wildlife, but none are considered to be insurmountable issues. 
 
To mitigate environmental impacts; at planning application stage it would be necessary to demonstrate that it is 
possible to create an acceptable internal and external residential environment in noise terms. In order to protect 
wildlife, it may also be necessary to carry out a bat assessment in order to understand whether bats are present on 
the site, and whether there would be any impact on this protected species through demolition. Given the site’s 
location within an Inner Ground Source Protection Zone, the use of sustainable urban drainage systems for surface 
water run-off from roads, car parking and public or amenity areas will be essential. This should be designed with the 
requisite number of treatment stages to prevent the pollution of groundwater. Finally, in terms of access, although 
Digswell Park Road is of a ‘shared surface’ nature and has no footways, the Highways Authority does not consider 
that this presents an issue as long as the number of homes served by the shared access is fewer than 50. 
 
The area surrounding the site – whilst urban – is characterised by a relatively low residential density and contains a 
number of Grade II listed buildings. Whilst some limited residential intensification on the site may be acceptable, it 
will be important for new development to relate acceptably to this context. Previous planning applications for 
development on this site have been refused and dismissed on appeal for their impact on local character – most 
recently, a scheme of only 6 dwellings (at 15dph). A lower density has therefore had to be used to be able to 
conclude, in light of the other issues above, that the site is suitable for development. 
 
The site is being actively promoted by the landowner, and would be available in 0-5 years. There is not considered 
to be any reason in principle why development would not be achievable. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 



 

Site Reference: WGC1 Site name: Creswick, AL7 4EG 

.assessment - DRAFT - Copy 

-  

Site details 

Settlement  
EddddWwWWwWelw
ynGardeGarden 

Welwyn Garden City 

Ward                                                                                  
Holybush 

Hollybush/Hatfield East 

Site area  14.3 hectares 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agricultural 

Surrounding land uses 
and character 

Housing to the north and 
east 
Agricultural land with an 
area of mature trees to 
the south 
Roads to the southeast 
and west. 

 

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: Green Belt (GBSP1), Towns and 
Specified Settlements (GBSP2), IM2 (Planning Obligations) and 
Planning Obligations SPD, Wildlife Site (R15), Protection of Ground 
and Surface Water (R7), Landscape Character Area (RA10) 
Emerging Core Strategy: Critical Assets (CS11) 
NPPF- Section 11- Conserving and enhancing the natural 
environment 
NPPF- 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 A1000, Hollybush Lane, Boundary Lane, and/or 
Ascot Lane. 

 Public Rights of Way (ROW 66 and 68) cross the eastern 
part of the site. 

 Mineral extraction not possible due to the proximity of the 
adjoining residential area, but minerals will need to be 
extracted as part of the development process. 

 Pylons run along the southern boundary of the site. 

 Wastewater treatment capacity is unlikely to be able to 
support the demand anticipated from development and 
upgrades will be required.  Upgrades can take 18 months to 
3 years to design and build. 

 Site within flood zone 1– low risk of fluvial flooding. 

 Located in an outer Ground Source Protection Zone – 
second most sensitive zone 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 45- Welwyn Fringes. Arable land, landscape not 
distinctive.   

 Adjoins Wildlife Site (WS71) Creswick Plantation on its 
south-west site boundary. Northern edge could be affected, 
should be buffered if possible. 
 



 
 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Promoted by landowner and agent adjoining an established 
residential area.  No current developer interest known, but location is 
likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership                  Single landowner  Promoted by 

landowner                  
Up to 300 dwellings 

Any known constraints         None known                                         Scenario/ 
methodology            

Site larger than 6ha, so 
considered at 25dph. 
Capacity revised to 20dph 
due to proximity of the pylons 
and to buffer development 
from the adjacent local 
nature reserve. 

Achievability  
HELAA capacity 

 
290 

Deliverability issues Covenant about crossing the 
Salisbury Line needs to be 
overcome. However, landowner 
asserts that the line can be moved 
south as it will still retain purpose of a 
green corridor. Therefore not 
considered a legal barrier to delay 
development. 

HELAA density 20dph 

 
 
 
 
 
 
 
 
Viability issues 

 
Mitigation of nature conservation and 
landscape impacts. Addressing 
groundwater pollution.  
No known abnormal or significant 
development costs. 
 
 
None 

Comments Land to the south of site, also 
within landowner’s 
ownership. Proposed as 
open space including 
relocated cricket pitches and 
pavilion. 

 
Landowner timescales 

 
Deliverable within 5 years 

  

 
 

Conclusions  

This site is considered suitable as there are no suitability considerations, which prevent it coming forward.  The 
proximity of the pylons is a constraint and to ensure a buffer from development, the dwelling capacity has been 
reduced. Equally, the lower density will mitigate impact on the adjacent wildlife site.  
 
The covenant about crossing the Salisbury Line is not considered likely to delay development.  However, upgrades 
to the wastewater infrastructure (the same applies to some of the other sites around Welwyn Garden City) is likely 
to cause delays in light of other sites coming forward for development in the area and could mean the site is not 
deliverable until 6 -10 years.  
 
To help mitigate the impact on local ecology, a landscape buffer between development and the adjacent wildlife site 
should be incorporated. 
 
Sustainable urban drainage (SUDs) is required to address surface water flooding.  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 incorporated to prevent the pollution of groundwater. 
 
Delivery: It is considered that WGC1 could be delivered within 5 years if wastewater upgrades are designed and 

delivered in time, otherwise 6-10 years may be more realistic. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
6-10 years 



 

Site Reference: WGC3 Site name: The Holdings, AL9 7EW 

.  

-  

Site details 

Settlement Welwyn Garden City 

Ward Howlands 

Site area 2.2 ha 

Site context 

Green Belt Yes 

Previously 
developed 

Yes 

Land 
use/character 

Land recently used for landfill.  
Has an extant planning 
permission for an equestrian 
centre. Subject to enforcement 
action for illegal waste disposal. 
Stockpiles have now been 
removed but still subject to an 
enforcement notice. 

Surrounding 
land uses and 
character 

Road and woodland to the north 
and west. Adjacent to an 
allocated waste site to the east 
(AS008). To the south is the 
Cole Green Way and open fields 
bordered by trees (open space, 
part of WGC5).  

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: Green Belt (GBSP1), Towns and Specified 
Settlements (GBSP2), Wildlife Sites (R15), IM2 (Planning Obligations) and 
Planning Obligations SPD, Noise and Vibration Pollution (R19), Noise 
Landscape Character Area (RA10), Archaeology (R29). Biodiversity and New 
Development (R11). Waste Core Strategy: Safeguarding of Sites (Policy 5). 
Site Allocations document: Applications for Waste Management Development 
on Allocated Sites and Employment Land Areas of Search (WSA2). 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access proposed from Cole Green Way, detailed design would need to 
demonstrate safe access taking into account other points of access.  May 
be difficult, but no objection in principle. 

 Contamination potential is high because site is listed as a draft landfill site. 

 Situated in the sand and gravel belt on a former mineral extraction site, 
which has previously been infilled with domestic and inert waste.   

 Site is adjacent to an allocated waste site AS008 Land off Birchall Lane. 
Any development should not prejudice the workings and operations of that 
site.  A buffer zone could be appropriate but it would depend on the future 
operation of the site 

 Potential for noise pollution arising from adjacent Cole Green Lane and 
the adjacent allocated waste site. 

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

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 LCA 45: Welwyn Fringes Character Area. 

 Fragmented areas of grassland with limited tree cover around the site 
edge. Undulating topography in parts.  

 Wildlife site (WS78) Rolls Wood and Blackthorn wood is located in close 
proximity, on the opposite side of Cole Green Lane.  This is designated as 
ancient woodland. A small part of WGC3 used to be designated as WS78, 
but this was de-selected  in 2005 because it was deemed not to have 
been of woodland wildlife site quality. The site adjacent to an Ecosite Land 
SW of Birchall Lane, Cole Green Pits.  Great Crested Newts have been 
recorded in the area, although the terrain is not particularly favourable for 
them.  



 
 

Potential environmental impacts 
(continued) 

 Entire site is covered by an Area of Archaeological Significance (AAS54). 

 Future occupants could be affected by noise pollution from Cole Green 
Way and the adjacent allocated waste site. The current and future uses of 
the waste site could also create issues with dust, odour and pests which 
will be detrimental to resident’s quality of life 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed 

Promoted by a developer and agent. Adjoins WGC5, so could be marketed as 
part of the wider neighbourhood development to the South East of Welwyn 
Garden City on land in Welwyn Hatfield and East Herts. Future operation of 
the adjoining waste site may affect market attractiveness.  

 

Availability Site capacity 
Site ownership Single landowner of the site.  Promoted by 

landowner 
50 dwellings, 23dph 

Any known constraints No Scenario/ 
methodology 

 2- 6ha so 30dph / 66 dwellings.  

Achievability HELAA capacity 0 

Deliverability 
issues 
 
 
 
 
Viability issues 
 
Landowner 
timescales 
 

Contamination remediation, noise 
and air pollution, mitigation of 
nature conservation landscape 
impact. 
 
 
Cost of contamination remediation 
 
 
Within 5 years 
 

HELAA density 
 
Comments 
 

n/a  
 
Proximity to Cole Green Way and the 
need to include appropriate mitigation 
against noise pollution would reduce 
the estimated capacity down due to 
25dph (55 dwellings).  However, this 
capacity is notional as the uncertainty 
over the future use of the adjoining 
waste site and the subsequent impact 
on residential amenity is considered  to 
render the site unsuitable in principle 

Conclusions  

This site does not adjoin the existing urban boundary of Welwyn Garden City so ordinarily it would fail phase 1 of 
the HELAA.  However, it is located within a growth area to the east of Welwyn Garden City, which is being promoted 
on land in Welwyn Hatfield and East Herts. On the basis that WGC5 is considered suitable for housing, this site can 
overcome its segregation from the existing urban boundary by coming forward as part of the wider growth area. 
 
The noise issues relating to Cole Green Way could be addressed. At planning application stage, air quality and 
noise surveys and reports would be required to demonstrate that future occupants would not be adversely affected. 
An applicant will need to demonstrate that appropriate design, layout and mitigation measures can deliver 
satisfactory internal and external residential environments. 
  
The wildlife sites are located on the other side of Cole Green Way. If development was taken forward design and 
landscaping should be used to mitigate and enhance any impact on nature conservation. Ecological offsetting 
should be considered if required. 
 
As an area of archaeological significance, excavations would be required at planning application stage to assess the 
archaeological value of the site and remove any items of value. This may affect the timing of development and 
depending on findings, the developable area. 
 
As a former landfill site, contamination is considered an issue and investigations are needed to explore the extent of 
the problem and if it can be remediated.  This could be a constraining factor on viability. 
 
However, although many factors could be mitigated, the proximity of the adjacent allocated waste site means WGC3 
is assessed as unsuitable for residential development. The allocated site has temporary permission until April 2016 
and the future waste use of the site is uncertain.  Therefore, it is considered that mitigation measures would not be 
sufficient to control the potential adverse impact of dust, flies/insects, pests, odour and noise (from the operations 
on the site and HGV movements on and off the site). 
 
Delivery: Given that WGC3 is adjacent to an allocated waste site and it is not considered that the impacts of this can 
be adequately mitigated, it is not assessed as suitable for residential development. Also as a former landfill site, 
contamination could be severe and measures to address it may impact on the viability of the site, making the 
achievability of the site uncertain. 

Suitable No Available Yes Achievable  Uncertain 
Deliverability 
timescale 

n/a 



Site Reference: WGC4 & WGC7 Site name: Panshanger, AL7 2PP 
. 
 

 
 
 
 

-  

Site details 

Settlement  
EddddWwWWw
WelwynGardeG
arden 

Welwyn Garden City 

Ward                                                                                  
Holybush 

Panshanger/Haldens 

Site area  52 ha (WGC4 and WGC7 as an 
integrated proposal) 

Site context 

Green Belt?  In part 

Previously 
developed? 

 In part 

Land 
use/character 

Grassed airfield (hangers have been 
demolished), grassland, woodland, 
agricultural. Bound by hedgerows tree 
belts, residential property boundaries 

Surrounding 
land uses and 
character 

Housing, primary school to the south 
and west with golf course beyond. 
Tree belt and farm buildings to the 
north. Agricultural fields and 
Panshanger Park to the east. 
Agricultural fields, River Mimram and 
B1000 to the north. 

Site promotion 

Source of promotion Landowners 

Land use promoted Residential and primary school, 
and option to reposition runway 
along the northern edge  
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Green Belt (GBSP1), Towns and Specified 
Settlements (GBSP2), Area of Special Restraint and Structural Landscape Area 
(GBSP3), IM2 (Planning Obligations) and Planning Obligations SPD, Protection 
of Ground and Surface Water (R7), Noise and Vibration Pollution (R19), Historic 
Parks and Gardens (R28), Landscape Character Area (RA10), Biodiversity and 
New Development (R11), Protection of existing Leisure Facilities (CTL1). ECS: 
Critical Assets (CS11), Broad Location for Growth 1 (CS15). NPPF- Section 11 
Conserving and Enhancing the natural environment. NPPF- Section 12 
Conserving and Enhancing the historic environment. Sport England consider 
that the site is of at least regional importance to air sports and is therefore likely 
to be confirmed as a regional Significant Area for Sport (SASP) once the SASP 
identification process is complete.  On this basis, Sport England’s opinion is that 
despite the airfield being closed and the London Flying School relocated, the site 
should be safeguarded for potential use in the future. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 
  

 Access via Herns Lane and Bericot Way acceptable in principle, subject to 
junction capacity investigations and possible improvements. 

 Public Right of Way crosses the west of the site and another adjoins the 
eastern boundary. 

 Wastewater treatment capacity is unlikely to be able to support the demand 
anticipated from development and upgrades will be required.  Upgrades can 
take 18 months to 3 years to design and build. 

 Located within Flood Zone 1 - low risk of fluvial flooding. 

 Part of the site is within an outer Ground Water Protection Zone. 

 Potential for contamination, due to historical military uses.  

 Potential noise impacts if runway is retained on part of the site.  

 Site adjacent to a mineral resource block and a buffer zone would generally 
be required between this and any existing residential development.  
However, the river valley (Mimram) to the north provides a natural boundary 
buffer. This would mean that development would not compromise significant 
resource block on the northern valley side. Therefore, no objection to 
residential development, although the on-site use of minerals should be 
explored 



Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 
 

 LCA 45: Welwyn Fringes.  East of site open grassland, with several 
surrounding trees. West is not distinctive, airfield. 

 Non-designated heritage assets within and close to the site (runway, airfield 
structures, Decoy Site Control Room, Mess Block). Sits alongside and within 
the Repton landscape of the Mimram Valley which contains a number of 
registered and unregistered parks and gardens, including the Grade II* 
Panshanger Registered Park and Garden, and number of listed buildings 
Development of the site has the potential to harm the significant of these 
heritage assets  

 Site adjoins Henry Wood Ancient Woodland and is within 100m of Tewinbury 
SSSI. 

 Development of this site should seek to avoid impacting upon the landscape 
and ecology of this important chalk river valley. Grassland within the central 
northern area of the site, and in patches in the eastern area of the site, is of 
particular value with a number of wildlife site indicator species present  

 Phase I Habitat survey reveals evidence of bats.  
 The two surviving airfield structures do not meet criteria for national listing, 

but they and other surviving structures may be of local significance.  
 Noise pollution from runway, if retained, may affect amenity of new residents 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness for 
the use proposed  

Promoted by landowners adjoining an established residential area.  No current 
developer interest known, but location is likely to be attractive to the market.  

Availability Site capacity 
Site ownership     Two landowners Promoted by 

landowner  
Three different scenarios: 
1. Relocated runway: 519 dwellings (on approx. 
19.5ha)  plus primary school (approx 2ha) 
2. Within Green Belt boundary: 700 dwellings (on 
26ha) plus primary school (approx 2ha) 
3. Amended Green Belt boundary: 1000 dwellings 
(on approx. 36ha) plus primary school (approx 2ha) 
 

Any known constraints    None known    HELAA 
scenario/ 
methodology 

> 6ha, so 25dph =  
Scenario 1: 488 dwellings (approx 19.5ha) plus 
primary school 
Scenario 2: 650 dwellings (26ha)  plus primary 
school 
Scenario 3: 900 dwellings (approx 36ha)  plus 
primary school 
  

Achievability HELAA 
capacity 

Scenario 1: nil as not viable or deliverable 
Scenario 2: 650 dwellings (on 26ha)  plus primary 
school 
Scenario 3: Approximately 725 (based on 
approximately 29ha) plus primary school 
Above capacities are inclusive of gypsy and 
traveller pitches (number TBC) 
 

Deliverability 
issues 

Mitigation of heritage, 
ecological and landscape 
impact.  

HELAA 
density 

25dph 
 
 

Viability issues 
 
 
 
 
 
Landowner 
timescales 

Runway scenario reduces 
dwelling numbers, but still 
considered viable. No other 
known abnormal or 
significant development 
costs. 
0 - 10 years 

Other 
comments 

Developable area for Scenario 3 has been reduced 
to reflect landscape, ecology and heritage 
mitigation measures required to make it suitable. All 
capacities may need to be review in light of further 
ecological evidence. 

Conclusions  

The airfield has been closed since September 2014 and there is insufficient evidence that there is demand for the 
facility.  The airfield could, potentially, be designated as a regionally Significant Area for Sport (SASP), dependent on 
an assessment that is being carried out by the relevant governing bodies.  It is understood that the London Flying 
School has relocated to Elstree and the plane owners have moved their planes elsewhere. A third party has promoted 
the concept of a retained but moved runway on the site so that an air sports facility could be reinstated. It has been 
suggested that the capital costs of any associated infrastructure would be covered by the third party and/or their 



benefactors. An analysis of the commercial viability of an air sports facility indicates that it could cover revenue costs 
and generate a profit, but the profit would not be enough to generate a reasonable return on the capital investment. As 
such, scenario 1 is not considered a viable and therefore not an achievable proposition for this site 
 
The site is situated on the plateau above the Mimram Valley and to an extent on its southern slopes, partly occupying 
land within the designated Structural Landscape Area (SLA). The SLA was designated in the 1993 District Plan in 
order to protect the special character and visual amenity of the Mimram Valley from the impact of any future 
development at Panshanger Aerodrome. The inspector’s reasoning for the designation was that in order to provide the 
level and extent of mitigation required to protect the Mimram Valley landscape, further planting within the SLA (being 
on higher ground) was required alongside land on the southern slope of the Mimram Valley already designated as an 
‘Area of Great Landscape Value’ in the Hertfordshire Structure Plan. The rationale underpinning this policy approach 
and the specific designations is considered still to be sound despite the Hertfordshire Structure Plan no longer being in 
existence. This particularly affects Scenario 3 which proposes development within the SLA. The SLA area also has 
ecological value, with the most ecologically valuable grassland being situated in the northern central area of the site 
(just within and then outside of the Green Belt boundary), and also in patches in the eastern area of the site. 
Development of the site is likely to have varying levels of impact on this ecology, either directly by development or via 
intensification of its use by local residents. Scenario 2 would largely avoid the loss of the more valuable areas of 
grassland in the central area but would directly impact on the areas in the east. Appropriate layout and design of 
development could help mitigate any harm associated with these scenarios without the need to reduce development 
capacities. Scenario 3, however, if unmitigated would likely have a significant adverse impact on both landscape and 
ecology. 
 
Following analysis of views into the site from the northern slopes of the Mimram valley and the conclusions of the 
Heritage Impact Assessment, it is considered that a limited amount of low rise and sensitively designed development 
as part of Scenario 3 could take place within the eastern and central areas of the SLA without significant adverse 
impact on the Mimram Valley landscape. This is provided that existing tree belts and hedgerows along the site’s 
northern boundary are retained and complemented by new planting and areas of habitat management/creation to 
strengthen screening of any development. Coupled with this, a significant buffer zone of circa 50m from the northern 
site boundaries would help to protect the more ecologically valuable grassland in the northern and eastern areas. 
Together, these mitigation measures which result in a reduced development capacity for Scenario 3  are considered to 
make this scenario suitable in terms of landscape and ecology impacts. 
  
The Council’s Heritage Impact Assessment (HIA) sets out and explains the heritage context of the site. Overall, the 
HIA considers that development of the site is possible within the constraints identified, but that sensitive design and 
layout would be critical to the success of mitigating any impacts. These include reduced developable areas and lower 
densities in certain areas of the site, considerable use of open space, development that reflects the historic layout of 
the site, minimising the scale and bulk of any built form, and appropriate planting and screening. The landscape and 
ecology mitigation measures outlined above are consistent with the recommendations of the HIA, and therefore 
heritage impacts are not considered to render the site unsuitable Further commentary on the specific issues identified 
in the HIA for Panshanger are summarised below. 
 
Panshanger aerodrome and associated structures in the area (Decoy Site Control Room to the south and Mess Block 
within WGC9) are non-designated heritage assets of local interest. The HIA considers that development of WGC4 
would result in the loss of the existing recognisable character of the aerodrome complex, although his would not 
preclude development which could take place through sensitive design. The site adjoins and falls into the southern 
slopes of the Mimram Valley, which is strongly characterised by a number of historic parks and gardens and listed 
buildings as well as a wider Repton-designed landscape along this stretch of river. The HIA considers that 
development in the eastern area of the site could take advantage of existing mature planted fields boundaries along 
the north-eastern edge of the site, alongside pulling back development from the eastern site boundary or a sparser 
pattern of development in this area, in order to preserve openness and mitigate the landscape and heritage impacts on 
the Mimram Valley, and specifically Panshanger Park and Marden Hill. The HIA also considers that development in the 
western area of the site, which is more open and has greater intervisibility with the valley landscape, would need to be 
pulled back from the northern western area of the site (i.e. the southern slopes of the valley) to mitigate impacts on the 
Mimram Valley landscape and the heritage assets therein.  Regarding Scenario 3, the mitigation measures outlined 
above would be consistent with the measures recommended within the HIA , with 
 
The site also adjoins Henry Wood ancient woodland to the south, which would require at least a 15m buffer in line with 
Natural England guidance. Residential development of this site also has the potential to impact upon Tewinbury SSSI. 
Development will need to ensure any impacts are avoided or mitigated. 
 
The site is within an outer GSPZ. Therefore, 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 incorporated to prevent the pollution 
of groundwater. 
 
In conclusion, scenario 1 is not considered viable and therefore not achievable. Scenarios 2 and 3 are considered 
suitable subject to a number of significant mitigation measures. Given the complex nature of the site and its context a 
number of mitigation solutions are possible without requiring a blanket reduction in the density of each scenario. 
However, this would need to be considered in more detail via the masterplanning and planning application processes.  



 

Therefore, should the site be allocated, the final density and capacity of any scheme is likely to differ to those arrived at 
in this assessment. Delivery would be estimated to be 0-10 years to allow for the masterplanning process and to allow 
for upgrades to wastewater infrastructure associated with the overall quantum of development in and around Welwyn 
Garden City. 
 
Site will need to accommodate a gypsy and traveller site, the precise pitch numbers will need to be determined. 

Suitable Yes Available Yes Achievable Yes Deliverability 
timescale 

6-10 years 



Site Reference: WGC5        Site name: Land SE of WGC, AL7 4AA 

 

Site details 

Settlement Welwyn Garden City 

Wards Howlands/Brookmans Park & Little Heath 

Site area 62.2 hectares 

Site context 

Green Belt Yes 

Previously 
developed 

No 

Land use 
/character 

Agricultural (arable) and equestrian 
grazing 

Surrounding 
land uses 
and 
character 

A414 to the south / south east, 
safeguarded inert waste facility to the 
south west. Wooded areas to the west, 
open grassland to the east and 
residential development to the north. 

Site promotion 

Source of promotion Landowner and agent 

Land use promoted Mixed (residential, education, 
employment and retail) 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Green Belt (GBSP1), Towns and Specified 
Settlements (GBSP2), Local Nature Reserves (R14), IM2 (Planning 
Obligations) and Planning Obligations SPD, River Corridors (R6) Protection 
of Ground and Surface Water (R7), Air Quality (R18), Noise and Vibration 
Pollution (R19), Landscape Character Area (RA10), Archaeology (R29). 
Biodiversity and New Development (R11), Employment Sites Outside of 
Employment Areas (EMP8); Retail Development in Village and 
Neighbourhood Centres (TCR2). ECS: Critical Assets (CS11). NPPF: 
Section10 ‘Flooding and Climate Change’; Section 11 Conserving and 
Enhancing the natural environment; Section 12 Conserving and Enhancing 
the historic environment.   

Physical constraints: 

 Access to the site 

 Infrastructure location/ 
capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 
 

 Primary access onto an improved Holwell roundabout on the A414. 
Secondary access required from Cole Green Lane, near Holwell Hyde 
Lane. No highway objections in principle. Public transport accessibility 
needs to be enhanced in the area. 

 The southern part of the site falls within the inner (most sensitive zone) 
and outer Ground Source Protection Zones.  

 Site lies within an area of ‘continuous or almost continuous spread of 
mineral beneath overburden’. Investigations are needed to confirm if 
mineral extraction is viable and feasible. At the very least, there should be 
opportunities for sand/gravel extraction prior/during construction.  

 Adjacent to the A414, a concrete batching plant / transfer station 
(safeguarded waste facility), and other land uses including waste and 
minerals operations so potential for noise and air pollution.  

 Hatfield Hyde Brook runs across the middle of the site and flows south to 
the river Lea, along the western site boundary. 98.1% of the site is within 
Flood Zone 1; 1.9% is within Flood Zone 2; 1.6% is within Flood Zone 3a; 
1.3% is within Flood Zone 3b. Environment Agency  have suggested there 
should be at least an 8m buffer strip to either side of the Hatfield Hyde 
Brook which must be free of all development including paths and other 
amenity features. 

 Surface water flood risk corresponds with the path of the watercourse. 

 Site previously used for landfill, so there is potential for contamination. 
Survey investigations have been undertaken and only un-worked areas are 
proposed to be developed. The landfilled former quarry to the north of the 
site is proposed to be a new public park.  

 National grid high pressure gas pipe line runs to the west of the site and 
crosses a small part of the western boundary. National grid will need 
access, need to ensure pipelines are protected in construction. 



 

 
 

 Environment Agency has indicated that there is a potential risk from 
mobilisation of contaminants into the groundwater and other water bodies 
as a result of development. Risks of contaminants to other receptors also 
need to be assessment.  

 Environment Agency has also indicated a potential risk from landfill gas 
from historic landfill in the event that it is recapped. 

 Wastewater treatment capacity is unlikely to be able to support the 
demand anticipated from development and upgrades will be required.  
Upgrades can take 18 months to 3 years to design and deliver. 

Potential environmental 
impacts: 

 Landscape 
character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 LCA 45: Welwyn Fringes. Undulating topography, sloping towards A414. 
Mix of arable and grassland, with evidence of grazing. There are ponds in 
the north eastern corner and south of the site. Hatfield Hyde Brook flows 
across the site and along the western boundary. Trees border the site. 

 Adjoins The Commons Local Nature Reserve (LNR3 and ancient 
woodland) and two wildlife sites (WS79 and WS80).  Ecosite (Filter beds of 
Hollwell Hyde Farm) within the site. 

 Likely to have a significant impact on the Commons Local Nature Reserve 
and Wildlife Site by virtue of isolating it from surrounding habitat and open 
countryside to east and north east. Size of site provides opportunities for 
habitat creation and a buffer to protect the local nature reserve and wildlife 
sites. Phase 1 habitat survey proposed retaining existing habitats and a 
landscape buffer and open corridor across the site. 

 Development has the potential to impact on the significance of various 
heritage assets in the area: adjacent to Grade II listed Holwell Hyde 
Farmhouse to the north; Grade II listed Holwell Court and its unregistered 
park and garden lies immediately to the south across the A414; Grade I 
Hatfield House and Bishop’s Palace, Grade I Hatfield Park Registered 
Park and Garden and Grade II listed buildings within the park and garden 
lie further to the west; Essendon Conservation Area and Grade II* Church 
of St Mary the Virgin  and Grade II listed Essendon Farm and Mill lie to the 
south;  

 Future occupants could be affected by noise and air pollution from the 
A414, adjoining inert waste facility and land uses along Cole Green lane. 

Contribution to regeneration 
priority areas 

None 

Likely market attractiveness 
for the use proposed 

Adjoins an established residential area. No current developer interest known, 
but location is likely to be attractive to the market. Promoted as part of a 
wider new neighbourhood in Welwyn Hatfield and East Herts- Birchall 
Garden Suburb. 

Availability Site capacity 
Site ownership Single landowner Promoted by 

landowner 
1200 dwellings at 20 dph, plus 
primary school, local centre. 
Employment not within WGC5 site 
area 

Any known 
constraints 

None Scenario/ 
methodology 

>6h = 25dph= 1555 dwellings 

Achievability HELAA capacity 1200 dwellings, inclusive of gypsy 
and traveller pitches (number TBC) 

Deliverability 
issues 

Noise and air pollution mitigation, 
addressing contamination and 
mitigation of nature conservation 
and heritage impacts. 

HELAA density 20dph 

Viability issues Cost of addressing contamination 
issues.  Otherwise no abnormal 
development costs which would 
constrain viability. 

Comments Capacity revised down due to need 
to avoid flood zones 2 and 3, 
mitigate ecological and heritage 
impacts, and noise and air 
pollution arising from adjoining 
roads and land uses. 

Landowner 
timescales 

0-5 years   

Conclusions  

On the basis that the developable area of the site is not contaminated, WGC5 is considered suitable, providing 
the capacity is reduced to help address a number of issues as outlined below.  Given the scale of the site, the 



need for master-planning and waste water infrastructure upgrades, the site could be delivered within 10 years. 
 
It is noted that development of the site has the potential to have a significant adverse impact on ecology, 
primarily by isolating The Commons Local Nature Reserve from habitats and open countryside to the east and 
north east and the movement of wildlife east-west along the River Lea corridor. However, it is considered that 
the size of the site provides enough scope to include a wildlife corridor to safeguard this movement of wildlife 
and not isolate The Commons. The retention of existing habitats within the site and the use of landscape buffers 
in areas close to The Commons and other notable habitats adjacent to the site could be incorporated into 
proposals to further mitigate and compensate any harm to ecology to an acceptable degree. 
 
The Heritage Impact Assessment (HIA) of proposals east of Welwyn Garden City acknowledges a number of 
heritage assets in the area which could be affected. Firstly, it states that the connection between Grade II 
Holwell Hyde Farm and its surroundings has been eroded over time by past development. WGC5 constitutes 
the remaining open context to this heritage asset and development of the site has the potential to impact on its 
heritage significance. Therefore an element of open space within WGC5 in the immediate surroundings of 
Holwell Hyde Farm to the south would be beneficial to the significance of this heritage asset.  
 
The HIA also considers that the rural nature of the landscape to the east of the Hatfield Park complex is 
important to the setting and significance of this heritage asset. It considers that WGC5 has the potential to lead 
to some harm to wider setting and heritage significance of the Hatfield House complex, with the location and 
landscaping of open spaces within WGC5 forming an important part of mitigating the potential impact. 
 
Regarding Essendon Conservation Area and Grade II listed Church, Essendon Farm and Mill, the HIA 
considers there to be limited intervisibility between those heritage assets and WGC5, and therefore considers 
WGC5 to have the potential to have a minimal impact on the significance of these heritage assets.   
 
The historic landfill area may need to be recapped to facilitate its use as part of the development. Any changes 
to the land above it may have implications for landfill gas management. Threats posed by this would need to be 
examined and addressed. 
 
To mitigate noise pollution from the A414 and noise and air pollution from the adjoining inert waste facility 
(including a 100m landscape buffer), any scheme would have to be designed to ensure a satisfactory living 
environment for future occupants and to address the potential for air pollution to the satisfaction of the planning 
authority. 
 
As only a small part of the site is within flood zone 2/3, 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. 
If residential development is sited within Flood Zone 3a the Exception Test would need to be applied.  Design 
and construction of any structure within the river channel to provide a vehicular and pedestrian crossing over 
Hatfield Hyde Brook would have to secure consent from the Environment Agency. Safe access and egress to 
the site in times of flood or heavy rainfall will need to be demonstrated.  
 
Given the site’s location within an Inner Ground Source Protection Zone, any development of the site would 
need to avoid the mobilisation of contaminants and pollution of groundwater associated with previous uses as 
informed by a contaminated land site survey. SuDS for surface water runoff from roads, car parking and public 
or amenity areas should also be suitably designed and the requisite number of treatment stages incorporated to 
prevent the pollution of groundwater. The contaminated land survey will also need to assess the potential risk of 
landfill gas posed by the former landfill area. Risks to groundwater water and from landfill gas would need to be 
addressed at the planning application stage. 
 
The National Grid will need access to the high pressure gas pipelines on the western boundary of the site and 
the developer will need to ensure pipelines are protected during the construction process. 

The precise mix of uses for the local centres has yet to be determined but could include use classes A1-A5, B1, 
C1, C2, C3, D1 and D2 across two local centres, one of which will be delivered on land in Welwyn Hatfield and 
one in East Herts.  Details of these proposals need to be addressed via the masterplanning process/ planning 
application stage and considered in light of relevant national and local polices. A secondary school is proposed 
on land in East Herts.Site will need to accommodate a gypsy and traveller site, the precise pitch numbers will 
need to be determined. 
 
In terms of deliverability, given its scale and the need to address a number of issues the site is considered to be 
capable of being delivered across years 0-15. 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-15 years 
 



Site Reference: WGC6 Site name: East of Digswell Hill AL8 7EE 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Sherrards 

Site area 7.1 hectares excluding 
wildlife site (7.2 with 
access)  

Site context 

Green Belt Yes 

Previously developed Partial 

Land use/character Equestrian, Residential 
woodland. 

Surrounding land uses 
and character 

Woodland to the east and 
north, housing and 
woodland to the south, 
A1(M) and Digswell Hill to 
the west. 

Site promotion 

Source of promotion Landowners (two) 

Land use promoted Housing 
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: Green Belt (GBSP1), Settlement Pattern 
(GBSP2), IM2 (Planning Obligations) and Planning Obligations SPD , 
Protection of Ground and Surface Water (R7), SSSI (R13), Biodiversity and 
Development (R11),Wildlife Site (R15), Air Quality (R18), Noise and 
Vibration Pollution (R19), Landscape Character Area (RA10), Historic Parks 
and Gardens (R28). Emerging Core Strategy: Critical Assets (CS11) 
NPPF- Section 11- Conserving and enhancing the natural environment. 
NPPF- Section 12- Conserving and enhancing the natural environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Primary access would be via the Crossway. Beyond 60 The Crossway 
the access road serving site is within private ownership. At its narrowest 
point the road width is 4.5m so could not be adopted as a public 
highway because the Highways Authority would seek 5.5m access 
width plus footways (total of 4m) both sides to serve over 100 new 
dwellings.  On this basis, access proposals do not allow for pedestrian 
access. 

 Alternative access onto Digswell Hill is unlikely to be acceptable to the 
Highways Authority (due to 60mph speed limit) and 215m visibility 
splays requirements, which do not appear to be possible. 

 A Rights of Way (ROW 19 and 72) runs along southern boundary of 
sites. 

 Located within the sand and gravel belt, there may be an opportunity to 
extract resources for use on site during development.  

 Potential for noise and air pollution due to proximity of the A1(M). The 
central part of the site is the worst affected area due to the level of the 
land,  

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

 Wastewater treatment capacity is unlikely to be able to support the 
demand anticipated from development and upgrades will be required. 

 Site falls within the inner and outer Ground Source protection zone- 
most sensitive zone. 



 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential 
environment/amenity 

 Other 

 LCA 35: Ayot St Peter Wooded Upland. Steep topography along the 
western site boundary and there are a number of Tree Protection 
Orders (TPOs) on the site. 

 Partly within unregistered park and garden Digswell Park, associated 
with the Grade 2 Listed buildings: Digswell Place and Digswell House. 
Part of a landscape designed by Lancelot Capability Brown in the 18

th
 

Century and relic planting can still be identified. 

 Within 300m of Sherrardspark Wood SSSI. Wildlife site (WS4) 
Sandybottom Wood fringes the north-eastern edge of the site, but 
would not be developed. To the south, wildlife site and ancient wood 
WS60 Malms wood is adjacent to the site on the east and WS61 
Digswell Hill to the south.  Horners Wood, an ancient woodland and 
wildlife site WS58 is within 50m. 

 Development would have a negative impact on network of wildlife sites 
in the area, increasing their effective fragmentation, and would also 
affect the isolated nature of Sherrardspark wood SSSI . 

 Future occupants could be affected by noise pollution from the A1(M). 

Contribution to regeneration 
priority areas 

None. 

Likely market attractiveness for 
the use proposed 

Promoted by landowner. No current developer interest known, but   sites in 
Welwyn Garden City are likely to be attractive to the market. However, 
proximity to A1(M) may affect attractiveness of the location. 

Availability Site capacity 
Site ownership Two landowners Promoted by landowner Not specified 

Any known 
constraints 

None known Scenario/ methodology 
HELAA capacity 

> 6ha so 25dph=77 dwellings. 
None 

Achievability HELAA density n/a 

Deliverability 
issues 

Noise and air pollution, mitigation 
of nature conservation and 
landscape impacts. Preventing 
groundwater pollution. 

Viability issues 
 
 
Landowner 
timescales 

No known abnormal or significant 
development costs. 
 
Deliverable within 5 years 
 

Comments Site is considered unsuitable 
due to the impact on nature 
conservation, so capacity 
reduced to zero. 

Conclusions  
Access would be via the Crossway but beyond the public highway, the width of the private stretch of road required 
for access would be insufficient to allow for pedestrian footpaths and the location of the wildlife site restricts 
opportunities to increase the road width.  On this basis, the access beyond The Crossway could only be classified 
as a private drive, which would restrict the site capacity to 50 dwellings.  
 
The proximity to the A1(M) means noise and air pollution are an issue, with certain parts of the site being affected 
more than others. The density of the development would need to be reduced to allow for a buffer between the 
road and any dwellings. A scheme would have to be designed to ensure a satisfactory living environment for 
future occupants and to address the potential for air pollution. Mechanical ventilation may be required. 
 
Part of the site is within the 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 incorporated to prevent the 
pollution of groundwater. 
 
There are a number of protected trees on the site and it falls partly within the unregistered Historic Park and 
Garden Digswell Park and if developed, impacts would need to be mitigated. 
 
If the site came forward, waste water capacity upgrades are likely to be required.  This is likely to delay delivery of 
development as upgrades can take 18 months to 3 years to design and deliver. 
 
Although the issues identified above can be mitigated, it is considered that the likely impact on nature 
conservation renders it unsuitable. Whilst the developable area would exclude WS4, developing the site would 
fragment the network of wildlife sites in the area and isolate Sherrardspark Wood SSSI. Further, WGC6 is an area 
of open countryside between Welwyn Garden City and the A1(M) which provides important ecological links 
between the Mimram Valley and the SSSI/ Wildlife Sites nearby and remains the only green corridor in the area. 

Suitable No Available Yes Achievable Yes Deliverability 
timescale 

n/a 



Site Reference: WGC9 Site name: Warrengate Farm, Tewin, AL6 0JE 

. 

-  

Site details 

Settlement Welwyn Garden City 

Ward Panshanger 

Site area 1.7ha 
 

Site context 

Green Belt Yes 

Previously developed In part 

Land use/character The site contains former 
airfield buildings some of 
which are currently used 
for residential and 
commercial purposes. 

Surrounding land uses 
and character 

Disused grassed airfield 
to the south and west, 
with residential beyond. 
Agricultural fields and 
Panshanger Park to the 
east. Agricultural fields, 
River Mimram and B1000 
to the north.  

 

Site promotion 

Source of promotion Landowners and agent 

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: Green Belt (GBSP1), Towns and 
Specified Settlements (GBSP2), Area of Special Restraint and 
Structural Landscape Area (GBSP3), IM2 (Planning Obligations) and 
Planning Obligations SPD, Protection of Ground and Surface Water 
(R7), Noise and Vibration Pollution (R19), Historic Parks and Gardens 
(R28), Landscape Character Area (RA10), Biodiversity and New 
Development (R11). ECS: Critical Assets (CS11), Broad Location for 
Growth 1 (CS15). NPPF- Section 11 Conserving and Enhancing the 
natural environment. NPPF- 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 B1000 or WGC4 should this come forward for 
development  

 Promoters indicate that waste water would be managed via a 
private system. If connection to public sewers is proposed, then 
wastewater treatment capacity is unlikely to be able to support the 
demand anticipated from development and upgrades will be 
required.  Upgrades can take 18 months to 3 years to design and 
build. 

 Located within flood zone 1 - low risk of fluvial flooding. 

 Located within an outer Ground Water Protection Zone. 

 Potential for contamination, due to historical military uses.  

 Potential noise impacts if runway is retained on part of the 
adjacent site.  

 Located within a mineral resource block identified in the Local 
Minerals Local Plan. However, given the small scale of the site 
there are no concerns about mineral sterilisation. If site came 
forward with WGC4 then the potential for mineral sterilisation 
would require further consideration. 



Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 45: Welwyn Fringes.  Site does not demonstrate the LCA’s 
key characteristics. Former military structures on the site are 
notable landmarks and features in the site, along with mature 
trees and hedgerows which largely enclosed the site. 

 Site is on the northern side of the designated Structural 
Landscape Area which separates it from the ASR. 

 Potential for protected birds, bats and great crested newts. 
Assessments for the potential will be needed, particularly if 
existing buildings are to be affected. Opportunities for enhancing 
woodland wildlife corridor across the site. 

 Former airfield Mess block was considered by Historic England for 
listing and was not considered to meet the criteria, but it still 
retains interest and local significance. Development could also 
affect the significance of the Blister Hanger which sites to the east 
of the site 

 Development could significantly erode the rural setting of the 
Grade II listed buildings at Warrengate Farm, which is important to 
their retained agricultural character and special interest. 

 Potential impact upon the Grade II* Panshanger Historic Park and 
Garden. 

 Noise pollution from adjacent runway, if retained and in use, may 
affect amenity of new residents. 

 
Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No current developer interest known. If brought forward by itself the 
site would be distant from the urban boundary, and should the runway 
come back into use it may affect market value. However, the location 
is likely to be attractive to the market.  

Availability Site capacity 
Site ownership Landowners Promoted by 

landowner 
20-40 dwellings (12-24dph) 
depending upon listing of Mess 
block 

Any known 
constraints 

None Scenario/ 
methodology 

<2ha so 40dph = 68 dwellings 

Achievability HELAA capacity Nil 

Deliverability issues Land remediation if 
contaminated 

HELAA density Nil 

Viability issues Demolition and land 
remediation if contaminants 
are found 

Other comments Site is unsuitable due to special 
landscape considerations, 
heritage assets, and potential 
ecological constraints.  

Landowner timescales 6-10 years   
 

Conclusions  

The site is separated from the Green Belt boundary by designated Structural Landscape Area and WGC4, part of 
which is allocated as an Area of Special Restraint. It would therefore ordinarily fail the first stage sieve of the 
HELAA, and could only pass this stage within the HELAA if the Green Belt boundary were to be moved as part of 
any site allocation at WGC4 so that the new urban boundary would adjoin WGC9. A consideration of the site’s 
suitability is therefore presented below in the event of this happening. 
 
Access can be achieved via the B1000. Road widening of the access road may be required to bring it up to 
standard, which would be within the gift of the site promoters to deliver as they own the land in question.  
 
The site is situated on the southern slope of the Mimram Valley, occupying a pocket of land between the northern 
boundary of the designated Structural Landscape Area (SLA) and the district boundary with East Herts. The SLA 
was designated in the 1993 District Plan in order to protect the special character and visual amenity of the Mimram 
Valley from the impact of any future development at Panshanger Aerodrome. The inspector’s reasoning for the 
designation was that in order to provide the level and extent of mitigation required to protect the Mimram Valley 
landscape, further planting within the SLA (being on higher ground) was required alongside land on the southern 
slope of the Mimram Valley already designated as an ‘Area of Great Landscape Value’ in the Hertfordshire Structure 
Plan. The rationale underpinning this policy approach and the specific designations is considered still to be sound 
despite the Hertfordshire Structure Plan no longer being in existence. It is considered that development of this site 
would fundamentally undermine this policy approach, and is therefore deemed unsuitable. 
 
If the site were to be allocated and developed, a low density landscape-led and sensitive design would need to be 
adopted to avoid any significant harm to landscape and to heritage assets within the site and nearby. The design of 



 

proposals would need to take account of the historic character of the site, and in particular the Mess block which 
retains significant local interest, as well as nearby assets at Warrengate Farm and Panshanger Registered Historic 
Park and Garden.   
 
A contaminated land site survey (desk top, intrusive study) would be required at planning application stage and 
appropriate remediation carried out as agreed by the local authority in accordance with a remediation schedule. 
The site is within an outer GSPZ. Depending upon the outcomes of a contaminated land survey, any development 
of the site would need to avoid the mobilisation of contaminants and pollution of groundwater. SuDS for surface run-
off from roads, car parking and public or amenity areas should also be suitably designed and the requisite number 
of treatment stages incorporated to prevent the pollution of groundwater. 
 
A Preliminary Ecological Appraisal of habitats would be needed to asses their value, as well as bat surveys of the 
existing buildings. If any protected species are identified on site, then appropriate avoidance and mitigation should 
be incorporated into any proposals, and the requisite licences for handling protected species obtained from Natural 
England. 

Suitable No Available Yes Achievable Yes 
Deliverability 
timescale 

Na 
 



 
  

Site Reference: WGC10 

(sub-part of  WGC10) 

Site name: 62 The Crossway AL8 7EE 

. 
-  

Site details 

Settlement Welwyn Garden City 

Ward Sherrards 

Site area 1.2 ha- excluding wildlife 
site (1.3 ha with access) 

 

Site context 

Green Belt Yes 

Previously developed Partial 

Land use/character Equestrian and 
Residential 

Surrounding land uses 
and character 

 Housing and a school 
to the east. 

 A1(M) to the west 

 Woodland to the north 
and south. 

 

Site promotion 

Source of promotion Landowner 

Land use promoted Housing 
 

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: Green Belt (GBSP1), Settlement 
Pattern (GBSP2), IM2 (Planning Obligations) and Planning 
Obligations SPD , Protection of Ground and Surface Water (R7), 
SSSI (R13), Biodiversity and Development (R11),Wildlife Site 
(R15), Air Quality (R18), Noise and Vibration Pollution (R19), 
Landscape Character Area (RA10), Historic Parks and Gardens 
(R28). 
Emerging Core Strategy: Critical Assets (CS11) 
NPPF- Section 11- Conserving and enhancing the natural 
environment. 
NPPF- Section 12- 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 the Crossway. Beyond 60 The Crossway the 
access road serving site is within private ownership. At its 
narrowest point the road width is 4.5m so could not be 
adopted as a public highway because the Highways Authority 
would seek 4.8m access width plus footways (total of 4m) 
both sides to serve a development up to 50 dwellings. For the 
proposed scale of development, the road could remain 
unadopted as a private drive. 

 Located within the sand and gravel belt, there may be the 
opportunity to extract resources for use on site during 
development. 

 Potential for noise and air pollution due to proximity of the 
A1(M). The site level means that noise is particularly 
significant.  

 Northern part of the site is within an inner Ground Source 
Protection zone- most sensitive zone. 



 
 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 35: Ayot St Peter Wooded. Grassland, with a number of 
Tree Protection Orders (TPOs) on the site. 

 Within 500m of Sherrardspark Wood SSSI. Wildlife site 
(WS4) Sandybottom Wood borders the north of the site and 
runs along the southern boundary.  Would have a negative 
impact on the network of wildlife sites in the area, increasing 
their effective fragmentation. Development would also affect 
the isolated nature of Sherrardspark wood SSSI. In addition, 
if existing buildings are demolished, there should be caution 
for bats. 

 Future occupants could be affected by noise pollution from 
the A1(M). 

Contribution to regeneration priority 
areas 

None. 

Likely market attractiveness for the use 
proposed 

Promoted by landowner. No current developer interest known, but   
sites in Welwyn Garden City are likely to be attractive to the 
market. However, proximity to A1(M) may affect attractiveness. 

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 30 - 35 dwellings 

Any known constraints None known Scenario/ methodology 
 
 
HELAA capacity 

< 2ha, so 40dph / 48 
dwellings. 
 
None 

Achievability HELAA density n/a 

Deliverability issues 
 
 
 
 
 
 
Viability issues 
 

Noise and air pollution, 
mitigation of nature 
conservation and 
landscape impacts. 
Preventing ground water 
pollution. 
 
No known abnormal or 
significant development 
costs. 
 

 
 
 
 
Comments 
 

 
 
 
 
Part of larger site WGC6, 
but promoted separately. 
Not assessed as suitable 
due to the impact on 
nature conservation. 
Capacity revised to zero 

Landowner timescales Deliverable within 5 years   

Conclusions  

Part of a larger site WGC6, but promoted separately.  Given the proposed capacity of 30-35 dwellings access 
via the Crossway is acceptable although not adoptable. 
 
The proximity to the A1(M) means noise and air pollution are a particular issue. The density of the development 
would need to be reduced to enable a buffer between the road and the housing and any scheme would have to 
be designed to ensure a satisfactory living environment for future occupants and to address the potential for air 
pollution.  Mechanical ventilation may be required. 
 
Sustainable urban drainage (SUDs) is required to address surface water flooding. 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 incorporated to prevent the pollution of groundwater. Waste water capacity upgrades are likely 
to be required, which can take 18 mhs to 3 years to design and deliver.  
 
There are a number of protected trees on the site which will need to be preserved. 
 
Although the issues identified above can be mitigated (noise pollution subject to detailed assessment at planning 
application stage), it is considered that the nature conservation value of the site render it unsuitable. Whilst the 
developable area would exclude WS4, developing WGC10 would fragment the network of wildlife sites in the 
area. It is an area of open countryside between Welwyn Garden City and the A1(M) which provides important 
ecological network links between the Mimram Valley to the north and the SSSI/ Wildlife Sites in the area.  It 
remains part of the only credible green corridor in the proximity.  
 

Suitable No Available Yes Achievable Yes 
Deliverability 
timescale 

n/a 


