
 

Site Reference: Wel1       Site name: Land at Kimpton Road, AL6 9NL 

. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 8.9 hectares 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agricultural land under 
arable cultivation, open 
in character 

Surrounding land uses 
and character 

Residential to the south, 
cemetery to the east with 
field and church beyond.  
Linces Farm lies to the 
west, Kimpton Road 
forms the northern 
boundary. 

Site promotion 

Source of promotion Landowners via agent 

Land use promoted Residential and parking 
for cemetery  
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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), Integrating Transport and Land Use 
(M1),  River Corridors (R6), Protection of Ground and Surface Water 
(R7), Landscape Character Area (RA10), Biodiversity and 
Development (R11), Sites of Special Scientific Interest (R13), Local 
Nature Reserves (R14), Wildlife Site (R15), Archaeology (R29), 
Planning Obligations (IM2) and Planning Obligations SPD.  Emerging 
Core Strategy - Protection of Critical Assets (CS11). NPPF: Section 
10 Climate Change and Flooding; Section 11 – Conserving and 
enhancing the natural environment and 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 proposed from Fulling Mill Lane associated with the 
construction of a new road bridge over the river Mimram adjacent 
to Singlers Bridge, which would remain and then be used for 
cyclists and pedestrians. Concept includes an access road to be 
constructed within the site to run alongside Kimpton Road, 
leaving Kimpton Road to function for local access, linking with site 
Wel2 and joining up with Fulling Mill Lane, north of the church.  

 Land outside the promoter’s ownership would be required to 
facilitate road widening to Fulling Mill Lane/highway upgrades. 

 Concerns that waste water network capacity is unlikely to support 
demand anticipated from this development. Local network 
upgrades can take 18 months to 3 years to design and deliver. 

 Sites lies within Flood Zone 1 – lowest risk of fluvial flooding 

 Flood zones 2 and 3 affect parts of Fulling Mill Lane, which may 
affect access/egress to sites in this locality. 

 Fire and Rescue Service may need to review access and egress 
arrangements at a later stage. 

 The effects of decommissioning Fulling Mill pumping station in 
2018 and cessation of abstraction is currently unknown.  Likely to 
have an impact on groundwater levels locally and uncertain if 
flood outlines will change and if the highway or sites in the vicinity 
may be affected. EA advises that a FRA and WFD assessments 
will be required. Flood Risk not yet modelled. 

 Within an Inner and Outer Ground Source Protection Zone. 



Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area 35 – Ayot St Peter Wooded Upland –  a 
plateau with secondary valleys, arable fields between woodlands 
with pastoral fields close to villages. This site is devoid of woodland, 
and forms part of the western valley side to the River Mimram with 
land sloping upwards from east to west. A cemetery adjoins the site 
to the east, largely separating Wel1 from Wel2. 

 No ecology sites within site but potential for habitat creation and 
buffer to cemetery (an ecosite).  

 Singlers Marsh – a Wildlife Site (WS5) and Local Nature Reserve 
(declared in 2009) would be affected by road and bridge proposals. 
Wildlife Site WS19 also affected by proposals for road re-alignment. 

 Approx. 40m from Welwyn conservation area to the east.  

 Account should be taken of the potential adverse impact on views 
out from the Conservation Area (Historic England). 

 3 x Grade 2 listed buildings to the west/north-west at Linces Farm. 

 Partly within an Area of Archaeological Significance (AAS7). 

 WHBC Singlers Marsh Management Plan and the Mimram 
Catchment Management Plan (River Lea Catchment Partnership) 
include a number of projects for Singlers Marsh and the River 
Mimram. Key stakeholders include local volunteers and community 
groups. 

 Concept includes dedicated parking area for cemetery.  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known developer but being actively promoted. Site is located to the 
north of Welwyn village, between Welwyn and Codicote - location is 
likely to be attractive to the market.  

 

Availability Site capacity 
Site ownership Two landowners with an option 

in place on small parcel of 
land. Leaseholder interest.  

Promoted by landowner 238 dwellings (27 dph) 

Any known constraints Not for the site itself. HELAA 
Scenario/methodology 

Site >6 ha so 25 dph (223 
dwellings) 

Achievability  
HELAA capacity 

 
178 

Deliverability issues 
 
 
 
 
 
 
 
 
 
 
 
 
 
Viability issues 
 
 
 
 
 
 
 
 
 
 
 
Landowner timescales 
 

New road bridge over the 
River Mimram and road 
widening/upgrades. 
Agreement with third party 
landowners required. Impact 
on Singlers Marsh (a wildlife 
site and subject to a variety of 
projects). Wastewater network 
upgrades. AAS on part of site. 
FRA/WFD assessments. Sites 
Wel1 and Wel2 connected via 
access road. Heritage 
constraints. 
 
Promoter considers Wel1 (and 
Wel2) can accommodate the 
costs of the bridge, highway 
upgrades, a gift of land for 
parking to cemetery (and 
church), affordable housing 
and S106 costs. However, 
assessed capacity is lower 
than that promoted, and further 
assessments are required. 
Viability will need to be 
reviewed.  
Within 5 years 

HELAA density 
 
Comments 

20 dph (on gross site area of 
8.9ha / 30 dph on an estimated 
reduced developable area of 
approximately 5.95 ha) 
 
Estimated capacity reduced to 
allow for habitat creation and 
compensatory loss of 
trees/habitats at Singlers Marsh 
as a result of road widening and 
a buffer along the boundary with 
the cemetery (ecosite). The AAS 
may also be a constraint. The 
developable area would also 
need to be reduced to keep the 
western part of the site free from 
built development so as to 
protect the setting of heritage 
assets (3 x listed buildings) at 
Linces Farm; and to provide 
open corridors to maintain views 
into and out of the conservation 
area.  Access arrangements will 
need careful consideration in 
association with Wel2 and 
Wel15 due to heritage 
constraints and potentially, flood 
alleviation.  

 



 

Conclusions  

Highway upgrades and road realignment would be required to facilitate development of this site. Singlers Bridge, 
which connects Fulling Mill Lane to Codicote Road, is single width with no space for priority holding.  Highway 
widening and a new bridge would be required involving land within the ownership of the Highway Authority and 
another third party (the owner of Singlers Marsh). Whilst the Highway Authority does not object in principle to 
highway upgrades, road widening to facilitate development would affect part of Singlers Marsh (a wildlife site and 
local nature reserve) where it adjoins Fulling Mill Lane and no agreement currently exists with the landowner of 
Singlers Marsh to acquire the land required for road widening. Whilst agreements may be possible to secure over 
time (understood that 3

rd
 party is willing to consider), currently, there is a degree of uncertainty around deliverability.  

Land required for road widening would affect part of Singlers Marsh (Wildlife Site and Local Nature Reserve), where 
it adjoins Fulling Mill Lane, resulting in the loss of some trees. Compensatory provision likely to be required.  
Development proposals would need to be sensitive to the River Lea Catchment Plan and the WHBC Singlers Marsh 
Management Plan, which contain a number of local projects for Singlers Marsh and the River Mimram, e.g. river 
restoration may need consideration as part of the highway proposals including the bridge. Wildlife Site WS19 also 
affected by proposed road re-alignment. Nature of grassland/flora value means summer survey will be required.  

There are flood risk issues regarding parts of Fulling Mill Lane, which lie within Flood Zones 2 and 3. If the road 
floods, access to and egress from sites could be affected. Fulling Mill pumping station is due to be decommissioned 
and the cessation of groundwater abstraction by Affinity Water at Singlers Marsh by 2018 is anticipated to have an 
impact on groundwater levels locally.  

The EA cannot confirm at this stage if flood outlines in this locality might change. The EA has advised that whilst they 
do not object in principle to a new bridge over the Mimram, they may object to the detail and would expect the 
applicant to carry out Flood Risk (FRA) and Water Framework Directive assessments. The Lead Local Flood 
Authority (HCC) advise that until such time as a FRA has been carried out and the impact on groundwater levels in 
the vicinity of the site(s) has been assessed to ensure that proper account is taken of potentially elevated 
groundwater levels in the area, there is a degree of uncertainty as to how Fulling Mill Lane or sites in the vicinity may 
be affected. In the absence of the appropriate investigations, which would need to take account of the 
decommissioning of the pumping station, the cessation of abstraction, proposed highway remodelling including a new 
bridge - achievability and delivery timescales carry a degree of uncertainty.  

Given the site’s location within GSPZs, SuDS for surface run-off from roads, car parking and public or amenity areas 
should be suitably designed and the requisite number of treatment stages to prevent the pollution of groundwater.  

Whilst separated by the A1(M), development in this proximity to Sherrardspark Wood SSSI will need to ensure any 
impacts are avoided or mitigated.  Would trigger Natural England consultation. 

A hedgerow with gaps defines the boundary between Wel1 and an adjoining site (Wel14). In turn, Wel14 separates 
Wel1 from three Grade II listed buildings at Linces Farm. The north-western/western part of Wel14 should be kept 
free from built development so as to protect their setting and significance. 

Given the relationship to Welwyn Conservation Area, proposals would to make a positive contribution to local 
character and distinctiveness and views should be maintained into and out of the Conservation Area. 

An AAS covers approximately 40% of the site. A previous initial archaeological field evaluation indicates that the site 
retains fragments of late Iron Age, Roman, Medieval/Pre and post-16

th
 century material. Further evaluation may be 

required at planning application stage to review the significance of assets of archaeological interest, which may be a 
constraint on development.  

Upgrades to wastewater network capacity can take around 18 months to 3 years to design and deliver. Costs are 
currently unknown so this requirement may have an impact on delivery timescale and possibly viability. 

The site is considered suitable for development subject to mitigation responding to heritage and ecological 
constraints which will affect capacity.  

However, achievability is currently assessed as uncertain and the deliverability timescales reflects the need for 
promoters to secure land ownership agreements, to carry out appropriate assessments, agree satisfactory detailed 
road and bridge designs (and possibly a flood alleviate scheme), work with key stakeholders to sensitively mitigate 
any adverse affects of development and support the delivery of ongoing projects where this relates to development or 
off-site works to facilitate development. 

Resolving the range of issues identified is possible within the plan period but they will take time and the promoter will 
need to reconsider viability in light of a reduced estimated capacity and the need for further assessments and 
infrastructure provision.   

Suitable Yes Available Yes Achievable Uncertain 
Deliverability 
timescale 

Uncertain 
(possible 
within 6-15 
years) 



 
 

Site Reference: Wel2   Site name: Land adjoining Welwyn Cemetery,  AL6 9NH   
. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 1.8 hectares 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Pasture land 

Surrounding land uses 
and character 

Church to south east, 
cemetery and field 
beyond to the west (site 
Wel1). A meadow (site 
Wel15) separates this 
site from the edge of 
Welwyn village and the 
conservation area.  

 

Site promotion 

Source of promotion Landowner 

Land use promoted Residential and parking 
for church  
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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), Integrating Transport and Land Use 
(M1),  River Corridors (R6), Protection of Ground and Surface Water 
(R7), Landscape Character Area (RA10), Biodiversity and 
Development (R11), Sites of Special Scientific Interest (R13), Local 
Nature Reserves (R14), Wildlife Site (R15), Archaeology (R29), 
Planning Obligations (IM2) and Planning Obligations SPD.  Emerging 
Core Strategy - Protection of Critical Assets (CS11). NPPF: Section 
10 Climate Change and Flooding; Section 11 – Conserving and 
enhancing the natural environment and Section 12 - Conserving and 
enhancing the historic environment.  

Physical constraints: 

 Access to the site (awaiting HCC) 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 
 

 Access proposed from Fulling Mill Lane, north of the church. 
Associated highway upgrades would include the construction of a 
new road bridge over the river Mimram adjacent to Singlers 
Bridge, which would remain and then be used for cyclists and 
pedestrians. Access road would be constructed within the site 
linking through to site Wel1, leaving Kimpton Road to function for 
local access. Access through Wel2 to also link site Wel15. 

 Land outside the promoter’s ownership would be required to 
facilitate road widening to Fulling Mill Lane/highway upgrades. 

 Concerns that waste water network capacity is unlikely to support 
demand anticipated from this development. Local network 
upgrades can take 18 months to 3 years to design and deliver. 

 Site lies within Flood Zone 1 – lowest risk of fluvial flooding. 

 Flood zones 2 and 3 affect parts of Fulling Mill Lane, which may 
affect access/egress to sites in this locality. 

 Fire and Rescue Service may need to review access and egress 
arrangements at a later stage. 

 The effects of decommissioning Fulling Mill pumping station in 
2018 and cessation of abstraction is currently unknown.  Likely to 
have an impact on groundwater levels locally and uncertain if 
flood outlines will change and if the highway or sites in the vicinity 
may be affected. EA advises that a FRA and WFD assessments 
will be required. Flood Risk not yet modelled. 

 Within an Inner and Outer Ground Source Protection Zone. 



 

 

Potential environmental impacts: 
 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area 132: Codicote Bottom Arable Valleys. 
Gentle undulating valley slopes, country lanes, arable flood 
cropping and flood meadows and wetland habitats. The site forms 
part of the western valley side to the River Mimram. A cemetery 
adjoins the site to the west, largely separating Wel2 from Wel1. 

 No ecology sites within site. Potential to create buffer to ecosite to 
the west (cemetery).  

 Singlers Marsh – a Wildlife Site (WS5) and Local Nature Reserve 
(declared in 2009) would be affected by road and bridge 
proposals. Wildlife Site WS19 also affected by road proposals. 

 Welwyn village conservation area lies approximately 60m to the 
south-east/80m to the south.  

 Account should be taken of the potential adverse impact on views 
out from the Conservation Area (Historic England). 

 The site lies entirely within an Area of Archaeological Significance 
(AAS7). 

 WHBC Singlers Marsh Management Plan and the Mimram 
Catchment Management Plan (River Lea Catchment Partnership) 
include a number of projects for Singlers Marsh and the River 
Mimram. Key stakeholders include local volunteers and 
community groups.  

 Concept includes a new parking area for church 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known developer but being actively promoted. Site is located to 
the north of Welwyn village, between Welwyn and Codicote - location 
is likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership One landowner of site with 

leaseholder interest.  
Promoted by 
landowner 
 

60 dwellings (33 dph) 

Any known constraints Not for the site itself   

Achievability   

Deliverability issues 
 
 
 
 
 
 
 
 
 
 
 
 
Viability issues 
 

New road bridge over the 
River Mimram and road 
widening/upgrades. 
Agreement with third party 
landowners required. Impact 
on Singlers Marsh (a wildlife 
site and subject to a variety of 
projects). Wastewater network 
upgrades. AAS affects whole 
site. FRA/WFD assessments. 
Sites Wel1 and Wel2 
connected via access road 
 
Promoter considers (Wel1 
and) Wel2 can accommodate 
the costs of the bridge, 
highway upgrades, a gift of 
land for parking to church (and 
cemetery), affordable housing 
and S106 costs. Estimated 
capacity of Wel1, Wel2 and 
Wel15 is lower than that 
promoted, and further 
assessments are required. 
Viability will need to be 
reviewed. 

HELAA 
Scenario/methodology 
 
HELAA capacity 
 
HELAA density 
 
Comments 
 

< 2 ha so 40 dph (72 dwellings) 
 
 
40 dwellings (based on 1 ha 
developable area) 
40 dph 
 
Estimated capacity reduced to 
allow for compensatory loss of 
trees/habitat at Singlers Marsh 
as a result of road widening and 
provision of buffer along the 
boundary with the cemetery 
(ecosite). The AAS may also be 
a constraint. Reduction also 
reflects the need to retain views 
into and out of the Conservation 
Area by maintaining an open 
corridor running north-south 
through the site, reducing the 
developable area to around 1 ha 
on land closest to Fulling Mill 
Lane and Kimpton Road. 
Access arrangements will need 
careful consideration in light of 
heritage constraints and 
potentially, flood alleviation. 

Landowner timescales Within 5 years   
 



 
 

Conclusions  

Highway upgrades and road realignment would be required to facilitate development of this site. Singlers Bridge, 
which connects Fulling Mill Lane to Codicote Road, is single width with no space for priority holding.  Highway 
widening and a new bridge would be required involving land within the ownership of the Highway Authority and 
another third party (the owner of Singlers Marsh). Whilst the Highway Authority does not object in principle to 
highway upgrades, road widening to facilitate development would affect part of Singlers Marsh (a wildlife site and 
local nature reserve) where it adjoins Fulling Mill Lane and no agreement currently exists with the landowner of 
Singlers Marsh to acquire the land required for road widening. Whilst agreements may be possible to secure over 
time, currently, there is a degree of uncertainty around deliverability.  

Land required for road widening would affect part of Singlers Marsh (Wildlife Site and Local Nature Reserve), where 
it adjoins Fulling Mill Lane, resulting in the loss of some trees. Compensatory provision likely to be required.  
Development proposals would need to be sensitive to the River Lea Catchment Plan and the WHBC Singlers Marsh 
Management Plan, which contain a number of local projects for Singlers Marsh and the River Mimram, e.g. river 
restoration may need consideration as part of the highway proposals including the bridge.  Wildlife Site WS19 also 
affected by proposed road re-alignment. Nature of grassland/flora value means summer survey will be required.  

There are flood risk issues regarding parts of Fulling Mill Lane, which lie within Flood Zones 2 and 3. If the road 
floods, access to and egress from sites could be affected. Fulling Mill pumping station is due to be decommissioned 
and the cessation of groundwater abstraction by Affinity Water at Singlers Marsh by 2018 is anticipated to have an 
impact on groundwater levels locally.  

The EA cannot confirm at this stage if flood outlines in this locality might change. The EA has advised that whilst 
they do not object in principle to a new bridge over the Mimram, they may object to the detail and would expect the 
applicant to carry out Flood Risk (FRA) and Water Framework Directive assessments. The Lead Local Flood 
Authority (HCC) advise that until such time as a FRA has been carried out and the impact on groundwater levels in 
the vicinity of the site(s) has been assessed to ensure that proper account is taken of potentially elevated 
groundwater levels in the area, there is a degree of uncertainty as to how Fulling Mill Lane or sites in the vicinity 
may be affected. In the absence of the appropriate investigations, which would need to take account of the 
decommissioning of the pumping station, the cessation of abstraction, proposed highway remodelling including a 
new bridge - achievability and delivery timescales carry a degree of uncertainty.  

Given the site’s location within GSPZs, SuDS for surface run-off from roads, car parking and public or amenity areas 
should be suitably designed and the requisite number of treatment stages to prevent the pollution of groundwater.  

Whilst separated by the A1(M), development in this proximity to Sherrardspark Wood SSSI will need to ensure any 
impacts are avoided or mitigated.  May trigger Natural England consultation (related to scale of development). 

Given the relationship of Welwyn Conservation Area, proposals would need to make a positive contribution to local 
character and distinctiveness and views should be maintained into and out of the Conservation Area by keeping  a 
north-south corridor within the site free from development. This may reduce the developable area to around 1 ha 
and have the effect of concentrating development on land closest to Fulling Mill Lane and Kimpton Road. 

An AAS covers the whole site. An archaeological field evaluation (before the determination of any planning 
application) will need to explore whether or not the site retains significant potential to contain heritage assets of 
archaeological interest, which may be a constraint on development.  

Upgrades to wastewater network capacity can take around 18 months to 3 years to design and deliver. Costs are 
currently unknown so this requirement may have an impact on delivery timescale and possibly viability. 

The site is considered suitable for development subject to mitigation responding to heritage and ecological 
constraints which will affect capacity.  

However, achievability is currently assessed as uncertain and the deliverability timescales reflect the need for 
promoters to secure land ownership agreements, to carry out appropriate assessments, agree satisfactory detailed 
road and bridge designs (and possibly a flood alleviate scheme), work with key stakeholders to sensitively mitigate 
any adverse affects of development and support the delivery of ongoing projects where this relates to development 
or off-site works to facilitate development. 

Resolving the range of issues identified is possible within the plan period but they will take time and the promoter 
will need to reconsider viability in light of a reduced estimated capacity and the need for further assessments and 
infrastructure provision.   

Suitable Yes Available Yes Achievable Uncertain 
Deliverability 
timescale 

Uncertain 
(possible 

within 6-15 
years) 



 

Site Reference: Wel3       Site name: School Lane, Welwyn, AL6 9PL 
.

 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 1.3 ha (1.2ha - excludes 
area associated with 
pumping station) 

Site context 

Green Belt Yes 

Previously developed Yes 

Land use/character Pumping station, depot 
buildings, and three 
(company) dwellings.  

Surrounding land uses 
and character 

Hospital to the east, with 
housing beyond along 
School Lane; agricultural 
fields to north, west and 
south. Electricity sub-
station to south-west. 

 

Site promotion 

Source of promotion Landowner/agent 

Land use promoted Residential (retaining 
operational use) 
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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),  Biodiversity and Development 
(R11), Landscape Character Areas (RA10), Archaeology (R29), 
Protection of Ground and Surface Water (R7), Integrating Transport 
and Land Use (M1), Planning Obligations (IM2) and Planning 
Obligations SPD. Emerging Core Strategy (CS11) Protection of 
Critical Assets,  NPPF: Section 11 – Conserving and enhancing the 
natural environment 
 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access exists from School Lane shared at the point of access to 
the hospital. Much of School Lane is single width carriageway. 
Visibility currently sub-standard - enhanced splays will be 
required. Promoter indicates revised point of access with splays. 

 Public Footpath (no.3) runs along south-western perimeter of site. 

 No wastewater network infrastructure concerns.  

 Flood Zone 1 – least risk of fluvial flooding but part of site is 
subject to surface water flooding. 

 Within an inner Groundwater Source Protection Zone - the most 
sensitive zone. 

 Existing pumping station, small compound and service area in 
centre of site to be retained, which reduces developable area.  

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 35: Ayot St Peter Wooded Upland. Plateau and valleys with 
woodland enclosing historic villages, with arable farming between 
woodlands. The site itself includes a group of trees in the south-
west corner. It is surrounded by fields to three sides and adjoins 
Welwyn village to the east. 

 Adjacent to a large Area of Archaeological Significance (AAS7) 

 Approximately 520m to the edge of Welwyn Conservation Area. 
(Historic England does not consider development would impact on 
heritage assets). 

 No ecology sites within site. Scattered/clustered trees may 
provide habitats for birds. Phase 1 habitats survey would be 
required and compensatory planting if trees are lost as a result of 
development.  



 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known developer interest but the sites lies on the edge of Welwyn 
village, a high demand area and development is likely to be attractive 
to the market. 

 

Availability Site capacity 
Site ownership Single ownership Promoted by landowner 10 to 20 dwellings / 8 dph to 

17 dph 

Any known constraints None known HELAA 
Scenario/methodology 

Site < 2 ha so 40 dph = 48 
(based on a site area of 
1.2ha)  
 

Achievability HELAA capacity 10 (gross) / 7 (net) 

Deliverability issues 
 
 
 
 
Viability issues 
 
 
 
 
 
 
 
Landowner timescales 
 

None known – Retention of 
pumping station does not 
require an exclusion zone.  
 
 
Other than potential for 
archaeological investigations 
and the potential for findings, 
no abnormal development 
costs which are likely to affect 
viability. 
 
 
0-5 years 
 

HELAA density 
 
Comments 

8 dph (gross) 
 
Retention of the pumping 
station reduces developable 
area to approximately 1.2 ha 
and will affect layout. 
Retention of trees (or 
compensatory planting for 
any loss) will also affect 
capacity. Highway Authority 
supports only a limited 
amount of development (10 
dwellings) given access and 
highway network constraints 

 

Conclusions  

The Highway Authority does not object to the principle of a limited amount of development (of around 10 dwellings) 
where this does not intensify the existing use of the access and sufficient visibility splays are provided. The site 
frontage to School Lane means that the opportunity should exist to improve visibility, which is single track (below 3m 
in width) in the vicinity of the site’s southern boundary. The limited level of development is also justified by the fact 
that much of School Lane, eastwards from the site towards the village centre, is single carriageway (below 4.1m in 
width), with a narrow pinch point of below 4m in width, close to the village centre adjacent to a listed building where 
the highway boundary is significantly constrained, with no opportunity for widening. Intensification of the use of 
School Lane could result in traffic backing up in both directions with the concern that conflict with traffic using the 
High Street would arise. Given this significant constraint, the Highway Authority considers that limiting additional 
traffic generation along School Lane is necessary in the interests of the users of the wider highway network. 
 
The proximity to an Area of Archaeological Significance means that an archaeological field evaluation may be 
required before the determination of any planning application to explore whether or not the site retains significant 
potential to contain heritage assets of archaeological interest, depending on findings; recording and preservation 
may be required which may be a constraint on development. 
 
Surface water flow route runs west-east through the site. A sequential approach to layout and the use of sustainable 
drainage systems (SuDS) could be used to suitably manage surface water flood risk to, within and from the site. 
Part of the site is located within an Inner Ground Source Protection Zone, SuDS for surface water runoff from roads, 
car parking and public or amenity areas should be suitably designed and the requisite number of treatment stages 
incorporated to prevent the pollution of groundwater.   
 
Existing pockets of trees are a key feature of the site and the Landscape Character Area, and are likely to provide 
habitats for birds.  Existing trees also provide a beneficial screen around the electricity sub-station to the south-west 
helping to mitigate the impact of development in the wider landscape and to the hospital to the north-east A Phase 1 
habitat survey will be required at planning application stage and if ecological loss cannot be avoided, compensatory 
provision should be made. 
 
Subject to the above, the site is considered suitable for development and there are no known constraints that would 
prevent deliverability within 5 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
 



 
 

Site Reference: Wel4     Site name: Sandyhurst, The Bypass, Welwyn, AL6 9HT 

. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 1 hectare 
 

Site context 

Green Belt Yes 

Previously developed In part (gardens in built 
up areas are excluded 
from PDL definition in 
NPPF) 

Land use/character House and garden with 
woodland 

Surrounding land uses 
and character 

A1(M) to the eastern 
boundary, residential to 
the north and to the west 
on opposite side of road. 
Garage to north west 

Site promotion 

Source of promotion Landowner and 
developer 

Land use promoted Residential 
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Site suitability considerations Comments 

Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Green Belt (GBSP1), Towns and 
Specified Settlements (GBSP2),  Biodiversity and Development 
(R11), Sites of Special Scientific Interest (R13), Local Nature 
Reserves (R14), Air Quality (R18), Noise and Vibration Pollution 
(R19), Protection of Ground and Surface Water (R7), Landscape 
Character Area (RA10), Planning Obligations (IM2) and Planning 
Obligations SPD; Emerging Core Strategy – 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 

 Access from Welwyn By-Pass.  

 No wastewater network capability concerns noted.  

 Within Flood Zone 1 – low risk of fluvial flooding 

 Within an Inner Ground Source Protection zone – most sensitive 
zone 

 Potential for significant level of noise and air pollution arising from 
the adjacent A1(M) 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area 35: Ayot St Peter Wooded Upland. 
The A1(M) has a significant visual impact within the landscape. 
Woodland area within site wraps around existing dwelling. 

 The A1(M) separates the site from Wildlife Site (WS4) to east of 
A1(M).  Large ecocsite 50m to the south-west. No recognised 
ecology sites within site although potential exists for habitats 
(birds and reptiles) with the opportunity to retain trees or 
compensate for loss. Phase 1 survey required at planning 
application stage and possible reptile survey. 

 Proximity to SSI/LNR – Sherrardspark Wood – although the A1(M) 
severs the landscape. 

 Future occupants could be affected by noise and air pollution 
unless appropriate design and mitigation measures are included 
in the design and layout. 

 



 
 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Site is actively promoted with developer interest. Close to Welwyn 
village and the current residential redevelopment of the Frythe.  

 

Availability Site capacity 

Site ownership Landowners (joint) Promoted by landowner 38 dwellings (38 dph) 

Any known constraints None HELAA 
Scenario/methodology 

< 2 ha so 40 dph = 40 
dwellings 

Achievability  
HELAA capacity 

 
30 dwellings 

Deliverability issues Noise and air pollution HELAA density 30 dph 

Viability issues No known abnormal or 
significant development costs 

 
Comments 

 
Initial capacity estimate of 
40 dwellings reduced to 
30 to allow for buffer from 
A1(M) to mitigate against 
noise, retention of trees 
and habitats and possible 
need for ecological 
compensation. 

Landowner timescales Within 5 years (current 
developer interest) 

  

 

Conclusions  

No highway objections to access. 
 
The proximity to the A1(M) means noise and air pollution are an issue. At planning application stage, an air quality 
survey and report would be required to demonstrate that future occupants would not be adversely affected. Planning 
application would also need to demonstrate that appropriate design, layout and mitigation measures can deliver 
satisfactory internal and external residential environments. Use of mechanical ventilation in response to noise levels 
is likely to be required. 
 
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. 
 
A Phase 1 ecological survey and (possibly) a reptile survey would be required at planning application stage.  
Ecological compensation may be required. 
 

The site is severed from Sherrardspark Wood SSSI (and Local Nature Reserve 2) by the significant A1(M) road 
corridor and the capacity of the site is (on its own) below the threshold to trigger a Natural England consultation. 

 

The site is considered to be suitable, available and deliverable within 5 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
 



Site Reference: Wel11 Site name: The Vineyards (15 and 15a Codicote Road), 
AL6 9NE 

. 
 
 
 

 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 1.2 ha  

Site context 

Green Belt Yes 

Previously developed In part 

Land use/character Two houses fronting 
Codicote Road with large 
rear garden consisting of 
grassland, trees, tennis 
court and hedgerows. 
Detached clinic building.   

Surrounding land uses 
and character 

Residential to the east, 
countryside to the north 
and west (known as 
Danesbury Parklands), 
and residential and river 
beyond to the south. 

 

Site promotion 

Source of promotion Landowners 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: GBSP1 and GBSP2: site is designated 
Green Belt; IM2 Planning Obligations and Planning Obligations SPD; 
R7 - Protection of ground and surface water; RA10 - Landscape 
Character Area; R14 - Local Nature Reserves; R15 - Wildlife Sites, 
R19 – Noise and Vibration. Emerging Core Strategy: (CS11) 
Protection of Critical Assets, NPPF: Section 11 – Conserving and 
enhancing the natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Access from Codicote Road.  

 No wastewater network infrastructure concerns raised. 

 South-west boundary adjoins Codicote Road where traffic noise 
is likely to be significant and intrusive. 

 Flood Zone 1 – low risk of fluvial flooding 

 Site is partly within an Inner Ground Source Protection Zone  –  
the most sensitive zone 

 
Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 133a - Danesbury Settled Slopes. The site lies within a SW 
facing slope characteristic of the LCA. The upper part of this site 
contains a tennis court - now overgrown with vegetation, 
grassland, scattered trees and a group of trees, mixed 
hedgerows along boundaries. Lower part of site tended gardens. 

 No recognised ecology sites within site but adjoins Wildlife Site 
WS14 (Danesbury Park – also a LNR and ancient woodland). 
Opposite Wildlife Site WS5 (Singlers Marsh/Fulling Mill 
Lane).Potential habitats for bird and reptiles, similar to adjacent 
Danesbury Park. Opportunity for habitat creation and 
compensation for any loss of trees. Buffer required to Wildlife 
Site/LNR. Phase 1 ecology survey would be required, possibly 
reptile survey. 

 Noise for future occupants may be intrusive due to the proximity 
of Codicote Road. 



 
 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known current developer interest but site adjoins an established 
residential area, is located between two high demand villages and 
there is no reason why this site would not be attractive to the market.  

 

Availability Site capacity 
Site ownership Three landowners  

 
Promoted by landowner 30 dwellings 

Any known constraints None known. Landowners 
supportive of site promotion. 

HELAA 
Scenario/methodology 

< 2 ha so 40 dph = 48 
dwellings 
 

Achievability HELAA capacity 30 dwellings 

Deliverability issues Other than achieving the 
appropriate visibility splays, no 
known barriers to delivery. 
 

HELAA density 25 dph 
 

Viability issues No abnormal development 
costs known 

Comments Estimated capacity 
reduced from 48 dwellings 
to 30 to take account of 
the need to provide 
buffering to Wildlife 
Site/LNR, the need to 
respond to noise pollution 
concerns and the sloping 
nature of site. 

Landowner timescales Within 5 years   
 

Conclusions  

The promoter asserts that the appropriate visibility splays can be achieved in each direction from the southern end 
of the site and on this basis, the Highway Authority raises no objection in principle. (An alternative option of access 
from Carelton Rise, which would involve steep changes in levels and a third party landowner, is no longer being 
promoted). 
 
Given the site’s location within an Inner Ground Source Protection Zone, SuDS for surface run-off from roads, car 
parking and public or amenity areas should be suitably designed and the requisite number of treatment stages to 
prevent the pollution of groundwater.  
 
Traffic noise from Codicote Road is likely to be intrusive to future occupants. At the planning application stage, a 
noise report will be required and a proposed scheme would need to demonstrate that appropriate design, layout and 
mitigation measures can deliver satisfactory internal and external noise levels and healthy residential environments.  
 
The site is not a designated Wildlife Site but it adjoins a Wildlife Site, a Local Nature Reserve and ancient woodland 
and is located opposite a further Wildlife Site. Part of the garden area resembles the habitat within the adjacent 
Danesbury Park. Development is likely to result in the loss of a number of trees. Ecological compensation may be 
required and a Phase 1 ecological survey and (possibly) a reptile survey would be required at planning application 
stage. A buffer would be required to existing Wildlife Sites/LNR. 
 
Subject to the above, the site is considered suitable and there are no known barriers that would prevent the site 
being available and deliverable within 5 years. 
 

Suitable Yes Available Yes Achievable Yes 
Deliverability 
timescale 

0-5 years 
 



Site Reference: Wel14                                      Site name: Linces Farm, AL6 9NL 
 

. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 4.5 hectares 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agriculture/grazing 

Surrounding land uses 
and character 

Agricultural land to the 
east and west with the 
complex of buildings 
forming Linces farm to 
the north-west. 
Residential to the south, 
Kimpton Road to the 
north. 

 

Site promotion 

Source of promotion Landowners/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), Integrating Transport and Land Use 
(M1), Protection of Ground / Surface Water (R7), Biodiversity and 
Development (R11), Sites of Special Scientific Interest (R13), Wildlife 
Site (R15), Local Nature Reserves (R14), River Corridors (R6), 
Landscape Character Area (RA10), Archaeology (R29), Planning 
Obligations (IM2) and Planning Obligations SPD. Emerging Core 
Strategy (CS11) Protection of Critical Assets. NPPF:  Section 10 
Climate Change and Flooding; Section 11 Conserving and enhancing 
the natural environment; Section 12 Conserving and enhancing the 
historic environment. 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 The site fronts Kimpton Road to the north, a narrow rural road 
insufficient in width for vehicular and pedestrian access to 
facilitate promoted development. Insufficient site frontage within 
promoters’ ownership to deliver road widening. 

 The promoter suggests this site could be brought forward in 
conjunction with sites Wel1 and Wel2; with highway improvements 
secured through a S106 agreement.  

 Fire and Rescue Service may need to review access and egress 
arrangements at a later stage. 

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

 Site lies within Flood Zone 1 – lowest risk of fluvial flooding. 
However, part of Fulling Mill Lane lies within Flood Zone 2 and 3, 
which may affect access/egress to sites in this locality. 

 The effects of decommissioning Fulling Mill pumping station in 
2018 and cessation of abstraction is currently unknown. EA 
cannot currently confirm if flood outlines will change. Uncertainty 
as to how highway or sites in the vicinity may be affected. EA 
advises that a FRA and WFD assessments will be required.  

 Within an Inner and Outer Ground Source Protection Zone. 



Potential environmental impacts: 
 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area 35 – Ayot St Peter Wooded Upland – 
a plateau with secondary valleys, arable fields between 
woodlands with pastoral fields close to villages.  This site is 
devoid of woodland, the land being farmed for arable purposes.  

 Part of Singlers Marsh fronting Fulling Mill Lane – a Wildlife Site 
(WS5) and Local Nature Reserve (declared in 2009) would be 
affected by road widening (associated with sites Wel1 and Wel2). 
Wildlife Site WS19 also affected by road proposals. 

 Area of Archaeological Significance (AAS7) lies to the south-east 
of the site 

 The site forms part of the agricultural setting for three Grade 2 
listed buildings (Linces Farm farmhouse, former granary and barn) 

 No recognised ecology sites within or adjacent to the site.  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known developer.  Site is located to the north of Welwyn village - 
location is likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership Three landowners 

Promoted by landowner 100 dwellings (26 dph) 

Any known constraints Existence of farm lease 
/tenancy means that part of the 
site is unlikely to be available 
within the plan period. 

Scenario/methodology Site is between 2 and 6 ha so 
30dph (135 dwellings).  
Note: Enlarged site area. 
Previously 3.9ha. 

Achievability 
HELAA capacity 0 

Deliverability issues 
 
 
 
 
 
 
 
 
 
 
Viability issues 
 
 
 
 
 
 
Landowner timescales 
 

Insufficient highway access to 
site via Singlers Bridge, Fulling 
Mill Lane and Kimpton Road. 
Highway upgrades rely upon 
the delivery of Wel1 and Wel2. 
In turn, these sites rely upon 
land within the ownership of a 
third party for which no 
agreement exists. Waste water 
infrastructure upgrades. 
 
Costs of wider highway 
upgrades and waste water 
network upgrades. Cost of 
securing land in third party 
ownership for highway 
upgrades. 
 
5 years 

HELAA density 

 

Other comments 

 

 

n/a 

 

Capacity is rated as nil due to 
heritage constraints. 

Conclusions  

By itself, the site is unable to achieve a suitable independent vehicular access. Kimpton Road is a narrow rural road 
which is not sufficiently wide for vehicular and pedestrian access. Kimpton Road joins with Fulling Mill Lane to the 
east, and Singlers Bridge, which connects Fulling Mill Lane to Codicote Road, is single width with no space for 
priority holding.  Highway widening and a new bridge would be required to serve the scale of development promoted 
for Wel14, none of which can be achieved within the control of the promoter of Wel14.  
 
Site Wel14 relies upon access being achieved via sites Wel1 and Wel2 where in turn, the need for highway 
upgrades including a new road bridge over the River Mimram, road widening and realignment has been identified by 
that promoter. It is understood that the landowners of Wel1 have agreed to grant access to Wel14 if site Wel14 is 
allocated for residential purposes. However, whilst the Highway Authority does not object in principle to highway 
upgrades, road widening to facilitate development in this area would affect part of Singlers Marsh (a wildlife site and 
local nature reserve) where it adjoins Fulling Mill Lane and no agreement currently exists between any site promoter 
and the landowner of Singlers Marsh to acquire the land required for road widening.  Whilst agreements may be 
possible to secure over time, currently, there is a degree of uncertainty around deliverability.  

It should be noted that if the promoters of Wel14 were to suggest an independent route of access to the south of the 
site, the Highway Authority has already expressed concern about the restricted width of School Lane and the wider 
impact on users of the highway network (refer to Wel16), so an alternative access from the south would not be 
supported for the scale of development promoted.  



 
 

 
There are flood risk issues regarding parts of Fulling Mill Lane, which lie within Flood Zones 2 and 3. If the road 
floods, access to and egress from sites could be affected. Fulling Mill pumping station is due to be decommissioned 
and the cessation of groundwater abstraction by Affinity Water at Singlers Marsh by 2018 is anticipated to have an 
impact on groundwater levels locally.  
 
The EA cannot confirm at this stage if flood outlines in this locality might change. The EA has advised that whilst 
they do not object in principle to a new bridge over the Mimram, they may object to the detail and would expect the 
applicant to carry out Flood Risk (FRA) and Water Framework Directive assessments. The Lead Local Flood 
Authority (HCC) advise that until such time as a FRA has been carried out and the impact on groundwater levels in 
the vicinity of the site(s) has been assessed to ensure that proper account is taken of potentially elevated 
groundwater levels in the area, there is a degree of uncertainty as to how Fulling Mill Lane or sites in the vicinity 
may be affected. In the absence of the appropriate investigations, which would need to take account of the 
decommissioning of the pumping station, the cessation of abstraction, proposed highway remodelling including a 
new bridge - achievability and delivery timescales carry a degree of uncertainty.  

Given the site’s location within GSPZs, SuDS for surface run-off from roads, car parking and public or amenity areas 
should be suitably designed and the requisite number of treatment stages to prevent the pollution of groundwater.  
 
This site lies to the east/south-east of three Grade II listed buildings at Linces Farm and has a strong physical and 
functional relationship with the buildings. The intactness of the field structure around the farm buildings is quite 
notable. This large open field separates the group of farm buildings from Welwyn village to the south and the site is 
separated from adjoining site Wel1 by a hedgerow with a number of gaps.  
 
The site, which is in agricultural/grazing use, makes a positive contribution to the significance of the listed buildings 
and  Historic England has observed that redevelopment (for 120 dwellings) would have a considerable and probably 
negative impact on that significance, which would need to be carefully considered and justified before this site is 
brought forward.  
 
Whilst not promoted, it is considered that even a reduced site area, e.g. restricted to the southern-most part of the 
site so as to maintain a (smaller) field between the group of listed buildings and any new development would still 
have a negative impact on the significance of the heritage assets, as this would interrupt the intactness of the field 
structure and the setting of the listed buildings.  
 
Whilst separated by the A1(M), the scale of development promoted in this proximity to Sherrardspark Wood SSSI, 
will need to ensure any impacts are avoided or mitigated.  Would trigger Natural England consultation.  
 
Two Wildlife Sites (WS5 and WS19) would be affected by road proposals. Singlers Marsh (Wildlife Site WS5 and a 
LNR) is subject to a number of plans and projects and key stakeholders would need to be involved to ensure that 
any adverse effects of development could be sensitively managed and mitigated, supporting the delivery of ongoing 
projects with compensatory provision made as necessary. Wildlife Site WS19 would also affected by proposed road 
re-alignment. Nature of grassland/flora value means summer survey will be required. 
 
Upgrades to wastewater network capacity can take around 18 months to 3 years to design and deliver. Cost are 
currently unknown so this requirement may have an impact on delivery timescale and possibly viability. 
 
In conclusion, Wel14 is considered to be unsuitable due to the substantial negative impact on heritage assets, which 
are not considered to be justified by the benefits of delivering new dwellings (on either a smaller or larger part of the 
site). Availability of part of the site is uncertain due to a farm lease/tenancy. 
 

In terms of achievability, Wel14 relies upon Wel1 and Wel2 to come forward for development in order to deliver a 
suitable access. Whilst the landowners of Wel1 have agreed, in principle, to grant access to Wel14, the achievability 
is assessed as uncertain in light of the wide range of issues affecting development of sites in this locality -  the need 
for promoters to secure land ownership agreements, to carry out appropriate assessments, agree satisfactory 
detailed road and bridge designs (and possibly a flood alleviation scheme), work with key stakeholders to sensitively 
mitigate any adverse affects of development and support the delivery of ongoing projects where this relates to 
development or off-site works to facilitate development. Resolving the range of issues identified is possible within 
the plan period but they will take time and promoters will need to consider potential impacts on viability.  

Suitable No Available 

Yes 
(uncertain on 

part of the 
site) 

Achievable Uncertain 
Deliverability 
timescale 

N/A 



Site Reference: Wel15       Site name: Fulling Mill Lane (south), AL6 9NH 
. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 1.5 hectares 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grass/meadowland with 
trees to boundaries. 

Surrounding land uses 
and character 

Church to north east, 
cemetery to north west. 
South and south-eastern 
boundary adjoins Welwyn 
village conservation area. 
Small woodland area to 
the west.  

Site promotion 

Source of promotion Landowners/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), Integrating Transport and Land Use 
(M1),  River Corridors (R6), Protection of Ground and Surface Water 
(R7), Landscape Character Area (RA10), Biodiversity and 
Development (R11), Sites of Special Scientific Interest (R13), Local 
Nature Reserves (R14), Wildlife Site (R15), Archaeology (R29), 
Planning Obligations (IM2) and Planning Obligations SPD.  Emerging 
Core Strategy - Protection of Critical Assets (CS11). NPPF: Section 
10 Climate Change and Flooding; Section 11 – Conserving and 
enhancing the natural environment and 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 promoted via site Wel2 (shared agent) as part of a wider 
scheme with Wel1. However, heritage constraints affect 
developable areas of Wel1, Wel2 and Wel15 so overall concept 
will need to be reviewed. 

 Separate access is not achievable from Fulling Mill Lane. 

 From sites Wel1 and Wel2 it is known that associated highway 
upgrades would include the construction of a new road bridge 
over the river Mimram adjacent to Singlers Bridge, which would 
remain and then be used for cyclists and pedestrians. 

 Land outside the promoter’s ownership would be required to 
facilitate road widening to Fulling Mill Lane/highway upgrades and 
facilitate access into sites Wel1 and Wel2 (and onto Wel15). 

 Concerns that waste water network capacity is unlikely to support 
demand anticipated from this development. Local network 
upgrades can take 18 months to 3 years to design and deliver 

 Site lies within Flood Zone 1 – lowest risk of fluvial flooding. 

 Eastern part of site and other small areas within site, subject to 
surface water flooding. 

 Flood zones 2 and 3 affect parts of Fulling Mill Lane, which may 
affect access/egress to sites in this locality. 

 Fire and Rescue Service may need to review access and egress 
arrangements at a later stage. 

 The effects of decommissioning Fulling Mill pumping station in 
2018 and cessation of abstraction is currently unknown.  Likely to 
have an impact on groundwater levels locally and uncertain if 
flood outlines will change and if the highway or sites in the vicinity 
may be affected. EA advises that a FRA and WFD assessments 
will be required. Flood Risk not yet modelled. 

 Within an Outer Ground Source Protection Zone. 



 

 
Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 
 
 
 

 Landscape Character Area 132: Codicote Bottom Arable Valleys. 
Gentle undulating valley slopes, country lanes, arable flood 
cropping and flood meadows and wetland habitats. The site forms 
part of the western valley side to the River Mimram. Occasionally 
used meadowland. Small woodland to western boundary of site. 
Groups of trees along northern boundary. 

 Ecosite within site. Trees/hedgerows offer potential for nesting 
birds. Adjacent to ecosite (cemetery). Potential to create buffer to 
cemetery (ecosite).  

 Singlers Marsh to the north-east – a Wildlife Site (WS5) and Local 
Nature Reserve (declared in 2009) would be affected by road / 
bridge proposals (highlighted for sites Wel1 and Wel2). Wildlife 
Site WS19 also affected by road proposals. 

 Site adjoins Welwyn conservation area. Existing site is likely to 
make a positive contribution to the significance of the 
Conservation Area. Development likely to have a considerable 
and probably negative impact on significance. Development would 
need to be carefully considered (Historic England). 

 The site lies entirely within an Area of Archaeological Significance 
(AAS7). 

 WHBC Singlers Marsh Management Plan and the Mimram 
Catchment Management Plan (River Lea Catchment Partnership) 
include a number of projects for Singlers Marsh and the River 
Mimram. Key stakeholders include local volunteers and 
community groups.  

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

No known developer but being actively promoted. Site is located to 
the north of Welwyn village, between Welwyn and Codicote - location 
is likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership 3 landowners 

 
Promoted by landowner 
 
HELAA 
Scenario/methodology 

45 dwellings (30 dph) 
 
< 2 ha so 40 dph (60 
dwellings) 

Any known constraints None known.   
HELAA capacity 
 
 

HELAA density 

 
14 dwellings (based on a 
reduced developable area 
of 0.35ha) 

40 dph 

Achievability   

Deliverability issues 
 
 
 
 
 
 
 
 
 
 
 
 
Viability issues 
 

This site could only come 
forward with Wel2 (and Wel1). 
New road bridge over the 
River Mimram and road 
widening /upgrades. 
Agreement with third party 
landowners required. Impact 
on Singlers Marsh (a wildlife 
site and subject to a variety of 
projects). Wastewater network 
upgrades. AAS affects whole 
site. FRA/WFD assessments. 
 
Estimated capacity of Wel1, 
Wel2 and Wel15 is lower than 
that promoted, and further 
assessments are required. 
Viability will need to be 
reviewed. 
 

Comments 
 

Estimated capacity is 
reduced to limit 
development to the eastern 
part of the site only between 
the church and Riverside to 
minimise impact to the 
significance of the 
conservation area. The AAS 
may also be a constraint to 
development. Access 
arrangements will need 
careful consideration in 
association with Wel2 and 
Wel1 due to heritage 
constraints and potentially, 
flood alleviation. 
 

Landowner timescales Within 5 years   
 



 
 

Conclusions  

The site is promoted in association with Wel2 (and Wel1) with access via Wel2. Separate access is not achievable 
from Fulling Mill Lane due to landownership.  Highway upgrades and road realignment would be required to facilitate 
development of this site (via Wel2). Singlers Bridge, which connects Fulling Mill Lane to Codicote Road, is single 
width with no space for priority holding.  Highway widening and a new bridge would be required involving land within 
the ownership of the Highway Authority and another third party (the owner of Singlers Marsh). Whilst the Highway 
Authority does not object in principle to highway upgrades, road widening to facilitate development would affect part 
of Singlers Marsh (a wildlife site and local nature reserve) where it adjoins Fulling Mill Lane and no agreement 
currently exists with the landowner of Singlers Marsh to acquire the land required for road widening. Whilst 
agreements may be possible to secure over time, currently, there is a degree of uncertainty around deliverability.  

Land required for road widening would affect part of Singlers Marsh (Wildlife Site and Local Nature Reserve), where 
it adjoins Fulling Mill Lane, resulting in the loss of some trees. Compensatory provision likely to be required.  
Development proposals would need to be sensitive to the River Lea Catchment Plan and the WHBC Singlers Marsh 
Management Plan, which contain a number of local projects for Singlers Marsh and the River Mimram, e.g. river 
restoration may need consideration as part of the highway proposals including the bridge.  Wildlife Site WS19 also 
affected by proposed road re-alignment. Nature of grassland/flora value means summer survey will be required. 

Parts of Fulling Mill Lane and the strip of land between Wel15 and Fulling Mill Lane, lie within Flood Zones 2 and 3. 
If the road floods, access to and egress from sites could be affected. Fulling Mill pumping station is due to be 
decommissioned and the cessation of groundwater abstraction by Affinity Water at Singlers Marsh by 2018 is 
anticipated to have an impact on groundwater levels locally.  

The EA cannot confirm at this stage if flood outlines in this locality might change. The EA has advised that whilst 
they do not object in principle to a new bridge over the Mimram, they may object to the detail and would expect the 
applicant to carry out Flood Risk (FRA) and Water Framework Directive assessments. The Lead Local Flood 
Authority (HCC) advise that until such time as a FRA has been carried out and the impact on groundwater levels in 
the vicinity of the site(s) has been assessed to ensure that proper account is taken of potentially elevated 
groundwater levels in the area, there is a degree of uncertainty as to how Fulling Mill Lane or sites in the vicinity may 
be affected. In the absence of the appropriate investigations, which would need to take account of the 
decommissioning of the pumping station, the cessation of abstraction, proposed highway remodelling including a 
new bridge - achievability and delivery timescales carry a degree of uncertainty.  

Given the site’s location within GSPZs, SuDS for surface run-off from roads, car parking and public or amenity areas 
should be suitably designed and the requisite number of treatment stages to prevent the pollution of groundwater.  

An AAS covers the entire site. An archaeological field evaluation (before the determination of any planning 
application) will need to explore whether or not the site retains significant potential to contain heritage assets of 
archaeological interest, which may be a constraint on development. 

The site adjoins Welwyn conservation area to the south/south-east. Development of the whole site is likely to have a 
considerable and probably negative impact on the significance of the conservation area. However, a significantly 
smaller area of the site, limiting development to the eastern side of the site only - between the church and Riverside 
– could be developed without substantial harm. A Heritage Impact Assessment would be required at planning 
application stage. Development will need to make a positive contribution to local character and distinctiveness.  

Upgrades to wastewater network capacity can take around 18 months to 3 years to design and deliver. Costs are 
currently unknown so this requirement may have an impact on delivery timescale and possibly viability. 

The site is considered suitable for a small amount of development responding to heritage constraints which affects 
the developable area of the site and capacity. 

Availability - The site is being promoted by joint landowners.  

Achievability is currently assessed as uncertain and the deliverability timescales reflect the need for promoters to 
secure land ownership agreements, to carry out appropriate assessments, agree satisfactory detailed road and 
bridge designs (and possibly a flood alleviate scheme), work with key stakeholders to sensitively mitigate any 
adverse affects of development and support the delivery of ongoing projects where this relates to development or 
off-site works to facilitate development.  The eastern part of Wel15 is affected by surface water flooding and this 
area corresponds to a reduced developable area due to heritage concerns and this will need to be addressed in the 
appropriate assessments and mitigation measures. 

Resolving the range of issues identified is possible within the plan period but they will take time and the promoter will 
need to reconsider viability in light of a reduced estimated capacity and the need for further assessments and 
infrastructure provision.  

Site Wel15 (promoted with Wel1, Wel2) 

Suitable Yes Available Yes Achievable Uncertain 
Deliverability 
timescale 

Uncertain 
(possible 
within 6-15 
years) 



 

Site Reference: Wel16 Site name: South of School Lane, AL6 9PL 

. 

-  

Site details 

Settlement Welwyn 

Ward Welwyn West 

Site area 12.6 ha (gross). Approx. 
10 ha (net)  

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agricultural – arable field. 
Rolling topography, 
bounded by trees and 
hedgerows 

Surrounding land uses 
and character 

Residential and water 
pumping station to the 
north, woodland to south-
west, residential and farm 
to the south, agricultural 
land beyond remaining 
boundaries.  

 

Site promotion 

Source of promotion Landowner via 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), Integrating Transport and Land Use 
(M1), Sites of Special Scientific Interest (R13), Local Nature Reserves 
(R14), Wildlife Site (R15), Landscape Character Areas (RA10), 
Archaeology (R29), Planning Obligations (IM2) and Planning 
Obligations SPD. Emerging Core Strategy (CS11) Protection of 
Critical Assets.  NPPF: Section 11 – Conserving and enhancing the 
natural environment 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Ground conditions 

 Contamination 

 Pollution 

 Flood risk 

 Hazardous risk 

 Other 

 Primary point of access is proposed onto School Lane via a 
priority controlled junction towards the north-eastern boundary of 
the site. Footway to be extended to join with existing. 
Secondary/emergency access is proposed via Whitehill - a minor 
rural road, with no footpaths on either side of carriageway. 

 Much of School Lane is single width carriageway. 

 Significant concerns that waste water network capacity is unlikely 
to support demand anticipated from this development. Upgrades 
can take 18 months to 3 years to design and deliver. 

 The site lies within Flood Zone 1 – lowest risk of fluvial flooding.  

 Surface water flow route through site. SUDs proposed to manage 
run-off.  

 Partly within an Outer Ground Source Protection Zone (GSPZ). 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Landscape Character Area 35 – Ayot St Peter Wooded Upland. 

 Sloping site with central valley running through the middle of the 
site. Land is in arable use – open field with irregular shaped 
boundary. Hedge line along western/north-western boundary. 
Occasional trees to boundaries. Site is bounded on two sides by 
School Lane and Whitehill 

 Ancient Woodland (Rectory Wood) also a Wildlife Site (WS25) 
adjoins the south-western boundary of site. Herts Ecology note 
possibility of badger presence in SW corner of site. 

 0.9 ha woodland buffer zone proposed by promoter. 

 Whitehill Farm to the south lies within an Area of Archaeological 
Significance (AAS71). A further AAS (AAS7) lies to the north.  

 Concept includes large area of public open space. 



 
 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Interest in site from housing provider. Located to the west of Welwyn 
Village and north of the redevelopment of The Frythe for housing. Site 
is likely to be attractive to the market. 

 

Availability Site capacity 
Site ownership One landowner Promoted by landowner Various options indicated 

ranging from 200-300 
dwellings with a mid-range 
option of 250 dwellings at 
25 dph (net developable 
area of approx. 10 ha).  

Any known constraints None relating to the site. Scenario/methodology > 6ha so 25 dph (315 
dwellings) 

Achievability HELAA capacity 0 

Deliverability issues School Lane is too narrow for 
two way traffic with pinch 
points that cannot be widened. 

HELAA density n/a 

Viability issues Requirement to upgrade waste 
water infrastructure is a 
possible constraining factor on 
viability of this site as specific 
costs are currently unspecified. 

Other comments Site not considered 
suitable so capacity is 
zero. 

Landowner timescales Within 5 years   
 

Conclusions  

Whilst there are no recognised ecology sites within the site, it lies adjacent to Wildlife Site (WS25) Rectory Wood 
(also an Ancient Woodland). Small Ecosite adjacent NW corner of site (north of Rectory Wood). Presence of 
Badgers possible in SW corner of site near Rectory Wood. A buffer would need to be provided to the Wildlife Site 
and Ecosite (0.9 ha woodland buffer zone proposed by promoter).  If the presence of protected species is 
confirmed and development is likely to affect them, a Natural England development licence will be required. Whilst 
separated by the A1(M), development of this site in this proximity to Sherrardspark Wood SSSI, will need to 
ensure any impacts are avoided or mitigated.  Development on this scale would trigger a Natural England 
consultation.  

Given the proximity of Areas of Archaeological Significance, a field evaluation may be required at planning 
application stage to explore whether or not the site retains significant potential to contain heritage assets of 
archaeological interest. Depending on findings; recording and preservation may be required. 

Given the site’s location within a GSPZ, SuDS for surface run-off from roads, car parking and public or amenity 
areas should be suitably designed and the requisite number of treatment stages to prevent the pollution of 
groundwater.  

A requirement to upgrade wastewater infrastructure is a possible constraining factor on viability of this site as 
specific costs are currently unspecified. A detailed drainage strategy will be required at a planning application 
stage. Delivery timescales may also be affected as a result of wastewater upgrades in light of other sites coming 
forward for development in the area. 

A primary point of access is proposed onto School Lane via a priority controlled junction towards the north-eastern 
boundary of the site. Footway to be extended to join with existing. Secondary/emergency access is proposed via 
Whitehill – a minor rural road. The promoter acknowledges that improvements to the carriageway width may be 
problematic. The Highway Authority has observed that much of School Lane, eastwards from the site towards the 
village centre, and all of White Hill are single carriageway (below 4.1m in width). In order to serve a development of 
250 dwellings (or more), the carriageway would need to be upgraded to provide two-way width (at 4.8m). However, 
no such solution has been advanced. There is a narrow pinch point along School Lane of below 4m in width, close 
to the village centre adjacent to a listed building where the highway boundary is significantly constrained, with no 
opportunity for widening. Intensification of the use of School Lane to serve a site of this scale is likely to result in 
traffic backing up in both directions around this pinch point with a concern that a severe highway impact in the 
proximity of the junction of School Lane with the High Street would arise.  
 
Achievability is constrained by the lack of opportunity to deliver sufficient road widening along School Lane. The 
level of intensification presented by the scale of this site would present a significant concern for users of the local 
highway network Given the highway constraints, the site is not considered suitable.  

Suitable No Available Yes Achievable No 
Deliverability 
timescale 

n/a 
 


