
 
  

Site Reference: WGr2               South of Monread Lodge SG3 6JR 
.

 

-  

Site details 

Settlement Woolmer Green 

Ward Welwyn East 

Site area 1.5 ha 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassed field 

Surrounding land uses 
and character 

Employment uses to the 
south and a care home to 
the north. The railway 
line lies to the west of the 
site and London Road to 
the east.  

 

Site promotion 

Source of promotion Landowner 

Land use promoted Employment 
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Site suitability considerations Comments 
Policy constraints: 

 Adopted Development Plan 

 Emerging local policy 

 National policy  

Adopted Development Plan: Green Belt (GBSP1), Towns and 
Specified Settlements (GBSP2), Biodiversity and Development (R11), 
Noise and Vibration Pollution (R19) IM2 (Planning Obligations) and 
Planning Obligations SPD, Landscape Character Area (RA10), 
Employment Sites Outside of Employment Areas (EMP8) 
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 onto London Road.  

 Potential for noise pollution due to proximity of the railway to the 
west and London Road to the east. However, employment uses 
are less sensitive than residential uses.  

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

 Site is served by Rye Meads STW.  Concerns have been raised 
for other sites in Woolmer Green so if a number of sites come 
forward within the village, upgrades may be required. Upgrades 
can take 18 months to 3 years to design and deliver. 

 Possible contamination issues as site to the south was formerly 
used by chemical manufacturers. 

 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 37: Datchworth Settled Slopes. Flat grassed site, bordered 
with sparse trees on three sides. The elevated position of the 
railway line forms a key man-made landmark in the landscape to 
the west.   

 A number of plant species have been identified including sow 
thistle, willow herb, meadow foxtail and bracken. 

 Amenity could be affected by noise pollution from the railway line 
and the B197 (London Road). 
 



 
 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Promoted by landowner adjoining the village of Woolmer Green.  No 
current developer interest known, but location is likely to be attractive 
to the market given its location next to the B197. However, adjacent 
site WE90 Entec House has been promoted for residential 
development, which could restrict attractiveness for certain 
employment uses.  

 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner B class employment, specific uses 

not specified 

Any known constraints No. HELAA 
Scenario/methodology 

B1a/b – 75% plot ratio = 11,250m
2
 

B8 – 50% plot ratio = 7,500m
2
, 

B1c/B2 – 40% plot ratio = 6,000m
2
 

Achievability HELAA capacity 6,000m
2
 to 11,250m

2
 depending 

on precise mix of uses. 

Deliverability issues Noise mitigation. HELAA density 40-75% plot ratio 

Viability issues No known abnormal 
development costs 
which would constrain 
viability. 

Comments For employment uses it is 
considered that noise mitigation 
from the railway and B197 can be 
achieved within a plot ratio range 
of 40-75% using layout design and 
mechanical mitigation, without 
reducing the developable area of 
the site.  

Landowner timescales Not specified   
 

Conclusions  

 
Access from London Road is acceptable, subject to detailed design. 
 
The proximity of the railway and London Road (B197) mean that noise could be an issue for certain B class uses.  
Depending on the precise nature of future proposals, at planning application stage, 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 environments. 
 
Possible contamination needs to be investigated and mitigated at the planning application stage.  
 
Retention of trees could help preserve local ecology.  At a planning application stage the need to compensate any 
ecological loss should be considered. 
 
Delivery: It is considered that WGr2 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 
6-10 



 

Site Reference: WGr1       Site name: East of Great North Road SG3 6JE 
. 
 
 
 
 
 

 

-  

Site details 

Settlement Woolmer Green 

Ward Welwyn East 

 
Site area 

 
8.9 hectares: conceptual 
developable area = 6.8 
hectares: approximately 
6 ha residential and 0.8 
ha retail/employment). 

 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Agricultural (arable) 

Surrounding land uses 
and character 

Agricultural land to the 
north, employment uses, 
a care home and London 
Road to the west and 
residential development 
to the south. To the east 
is New Road with a farm 
building and agricultural 
land beyond. 

 

Site promotion 

Source of promotion Landowners and agent 

Land use promoted Residential led 
development with limited 
retail (farm shop) & 
cafe/business units 
 

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), IM2 (Planning Obligations) and 
Planning Obligations SPD, Noise and Vibration Pollution (R19), Rural 
Employment and Diversification (RA16), Landscape Character Area 
(RA10), Out of Centre Retail Development (TCR3) 
Emerging Core Strategy: Critical Assets (CS11) 
NPPF – Section 3 – Supporting a prosperous rural economy. 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 onto B197.  No objection in principle, subject to visibility 
splays and access for service facilities 

 A public footpath runs adjacent to the southeast corner of the 
site. Promoters proposing pedestrian links from the site to this 
footpath. 

 Not in the sand and gravel belt but may be an opportunity to 
extract minerals and use on site as part of the construction. 

 Adjoining industrial uses could mean noise pollution is an issue.  

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

 Site is served by Rye Meads STW.  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 37: Danesbury Settled Slopes. Arable land, topography 
gently rises north eastwards and landscape continues to rise to a 
ridge north of the site. (Promoter proposes a landscaped area to 
define the edge of the northern boundary). 

 Arable site, so limited ecological value. Promoter has 
commissioned a preliminary ecological appraisal, which indicates 
there is negligible ecological value. 

 Within 30m of a Grade II Listed building (Payne’s farmhouse), but 
should be possible to develop the site without causing 
unacceptable harm to the significance of the farmhouse. 
Proposed landscape buffer to mitigate impact. 

 Not in an ASS but moderate potential for pre-historic remains and 
low to medium potential for medieval and post – medieval 
remains. 

 Residential amenity could be affected by the adjoining industrial 
uses.  To mitigate this, the farm shop could be located adjacent 
to the existing industrial uses.   

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Actively promoted by landowner and agent. No current developer 
interest known but the site’s location on edge of the village is likely to 
be attractive to the market. 

 

Availability Site capacity 
Site ownership Single Landowner Promoted by landowner 150 dwellings. Floorspace 

for promoted 
retail/cafe/business units 
not confirmed at this stage 

Any known constraints None HELAA 
Scenario/methodology 

>6ha =25dph/ 170 
dwellings 

Achievability HELAA capacity 150 

Deliverability issues Mitigation of heritage impacts  HELAA density 25dph 

Viability issues 
 
 
 
 
Landowner timescales 

No known abnormal 
development costs which 
would constrain viability. Cost 
of upgrading waste water 
infrastructure. 
0-5 years 

Comments Reduced capacity reflects 
adjustment for farm 
shop/ancillary cafe and 
landscape buffers.  

Conclusions  

The site is considered suitable, but the capacity of residential development has been reduced. Firstly, to allow for 
the provision of a strategic landscape buffer to the north of the site below the ridge, to offset the impact of the 
development on the wider landscape. Secondly, a further landscape buffer is included to the east of the site, 
reducing the developable area of the site to mitigate the impact of development on the adjacent Listed Building.  
Additional green infrastructure is also envisaged as part of the development 

The main access is from the B197 via a new point of access north of the existing employment uses.  Acceptable in 
principle, subject to visibility splays and access for service facilities. Impact of potential retail proposal will need to 
be addressed in more detail at planning application stage. 

Noise from the adjacent employment uses may have potential to impact on the residential amenity of future 
occupants.   At planning application stage a noise survey would be required and a scheme would need to 
demonstrate that appropriate mitigation measures can deliver a satisfactory residential environment. 

A farm shop / cafe and forms part of a farm diversification strategy and as there is no convenience shop in Woolmer 
Green, the principle of a small (below 280sqm) farm shop with an ancillary cafe, is supported in this location to 
improve the sustainability of the village and the farm enterprise. However, the need for additional B1 business units 
in Woolmer Green will need to be considered in light of the Economy Study and the policy approach to allocating 
land for employment uses in Woolmer Green. 

Delivery: It is considered that WGr1 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: WGr3 Site name:Adj. 52 London Road, Woolmer Green SG3 6HH 

. 

-  

Site details 

Settlement Woolmer Green (adjoins 
Knebworth) 

Ward Welwyn East 

Site area 1.3 hectares 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassland 

Surrounding land uses 
and character 

Residential to the north 
and also to the east, on 
the other side of London 
Road. The railway 
borders the site to the 
west and to the south is a 
wooded area and nursing 
home 

 

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), Biodiversity and Development (R11), 
Noise and Vibration Pollution (R19) IM2 (Planning Obligations) and 
Planning Obligations SPD, Landscape Character Area (RA10) 
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 via London Road (B197).  No objection in principle, but 
would need a priority junction. 

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

 Adjacent to the railway and London road so potential for noise 
pollution. 

 Site is served by Rye Meads STW.  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 37: Datchworth Settled Slopes. Grassed site with a gently 
rising topography from west to east. Bordered by trees and 
hedgerows on all sides. 

 There are no ecology sites within this site and ecological 
sensitivity is low. There is potential for reptiles and birds, a phase 
1 habitat survey is required to assess habitat value. Opportunity 
to retain and plant more trees. 

 Future occupants could be affected by noise pollution from the 
railway and B197. 
 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

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

 



 
 

Availability Site capacity 
Site ownership Single landowner Promoted by landowner 40 dwellings, 30dph 

Any known constraints No HELAA 
Scenario/methodology 

<2 ha= 40 dph / 52 
dwellings 

Achievability  
HELAA capacity 

 
40 

Deliverability issues Noise and air pollution 
mitigation 

HELAA density 30dph 

Viability issues No known abnormal 
development costs which 
would constrain viability. 

Comments Capacity revised down 
due to proximity of the 
railway and B197 and 
need to include 
appropriate mitigation. 

Landowner timescales 0-5 years   
 

Conclusions  

Site considered suitable if capacity is reduced to help mitigate noise pollution from the railway and London Road 
(B197).  At planning application stage 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. 
  
Access is acceptable from London Road (B197) subject to design of a priority junction. 
 
Retaining and enhancing the trees and hedgerows that border the site will help to preserve local ecology.  A phase 
1 habitat survey is required to assess habitat value.   At a planning application stage the need to compensate any 
ecological loss should be considered.  
 
 
Delivery: It is considered that WGr3 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 

6-10 years 
 



 
 
  

Site Reference: WGr4               17 Twin Foxes SG3 6QT 

. 

-  

Site details 

Settlement Woolmer Green 

Ward Welwyn East 

Site area 0.1 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassed amenity space, 
with an electricity sub 
station in the western 
part of the site. 

Surrounding land uses 
and character 

Residential to the north, 
northeast and beyond 
Heath Road to the south.  
The railway to the west 
and Twin Foxes road and 
more grassed amenity 
space to the east 
(WGr5). 

 

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), Biodiversity and Development (R11), 
Noise and Vibration Pollution (R19) IM2 (Planning Obligations) and 
Planning Obligations SPD, Landscape Character Area (RA10) 
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 onto Twin Foxes or Heath Road.  No objections in 
principle, subject to junction design. 

 Potential for noise pollution due to proximity of the railway to the 
west and London Road to the east.  

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

 Within 50 meters of a potential contamination site.  

 Sub station located on western part of the site. 

 Site is served by Rye Meads STW.  WGr4 is a small site so there 
is no known constraint on waste water capacity.  However, 
concerns have been raised for other sites in Woolmer Green so if 
a number of sites come forward within the village, upgrades may 
be required. 

 



 
 
 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 
 

 LCA 37: Datchworth Settled Slopes 

 An area of cut grassland with several trees within the site and 
hedgerow along the southern boundary. Predominately flat, with 
a steep bank to the southern edge. 

 There are no ecology sites within this site and no ecological 
constraints.  Low ecological sensitivity but there are possibly 
protected species (birds) and opportunities to retain trees. 

 Future occupants could be affected by noise pollution from the 
railway and B197 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Promoted by landowner 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 Not specified 

Any known constraints Restrictive covenant which 
prevents further development. 

HELAA 
Scenario/methodology 

<2ha=40dph (4 dwellings) 

Achievability HELAA capacity None 

Deliverability issues Noise and contamination 
mitigation. Impact of restrictive 
covenant. 

HELAA density n/a 

Viability issues Cost of addressing restrictive 
covenant issues. Otherwise no 
known abnormal development 
costs which would constrain 
viability. 

Comments With noise buffer and 
retention of trees, capacity 
would be 3 dwellings 
(30dph).  However, 
unsuitable due to a 
restrictive covenant and 
no evidence it is available. 

Landowner timescales 0-5 years   
 

Conclusions  

 
Access considered acceptable subject to detailed junction design. 
 
The capacity would need to be reduced to address noise concerns due to proximity of the railway and London Road 
(B197) 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.  
 
If the site came forward with other sites in Woolmer Green, 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. 
 
Contamination issues would need to be explored and mitigated if required. 
 
Access to the sub-station to the west of the site and a small buffer around it should be incorporated into the design 
of development, but it is unlikely to have a significant enough impact to reduce capacity.  
  
Potential for protected species means the trees should be retained or opportunities for ecological compensation 
explored. 
 
However, the site has complex land ownership and there is no evidence it will be available for development during 
the plan period.  It is therefore considered undeliverable due to a restrictive covenant, which prevents development 
on the site with no indication that the landowner considers this is possible to overcome.  It is therefore a barrier to 
development. 
 

Suitable Yes Available No Achievable No 
Deliverability 
timescale 

n/a 



 
  

Site Reference: WGr5               9 Twin Foxes SG3 6QT 

. 

-  

Site details 

Settlement Woolmer Green 

Ward Welwyn East 

Site area 0.2 
 

Site context 

Green Belt Yes 

Previously developed No 

Land use/character Grassed amenity space. 

Surrounding land uses 
and character 

Residential to the north 
and east, Heath Road 
and agricultural land to 
the south. Twin Foxes 
Road, more grassed 
amenity space (WGr4) 
and the railway to the 
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), Biodiversity and Development (R11), 
Noise and Vibration Pollution (R19) IM2 (Planning Obligations) and 
Planning Obligations SPD, 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 onto Twin Foxes or Heath Road.  No objections in 
principle, subject to junction design. 

 Potential for noise pollution due to proximity of the railway to the 
west and London Road to the east.  

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

 Within 50 meters of a potential contamination site.  

 Site is served by Rye Meads STW.  WGr5 is a small site so there 
is no known constraint on waste water capacity.  However, 
concerns have been raised for other sites in Woolmer Green so if 
a number of sites come forward within the village, upgrades will 
be required.   

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 LCA 37: Datchworth Settled Slopes. 

 An area of cut grassland with several trees to the north-east and 
south-west of the site, with hedgerow along the southern 
boundary. Predominately flat, with a bank to the southern edge. 

 There are no ecology sites within this site and no ecological 
constraints.  Low ecological sensitivity but there are possibly 
protected species (birds) and opportunities to retain trees. 

 Future occupants could be affected by noise pollution from the 
railway and B197. 

 Grade 2 Listed cottage is located within 20m to the north east if 
the site. 



 
 

 

Contribution to regeneration priority 
areas 

None 

Likely market attractiveness for the use 
proposed 

Promoted by landowner 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 Not specified 

Any known constraints Restrictive covenant which 
prevents further development. 

HELAA 
Scenario/methodology 

<2ha=40dph (8 dwellings) 

Achievability HELAA capacity None 

Deliverability issues Noise, contamination and 
heritage mitigation.  Impact of 
restrictive covenant. 

HELAA density n/a 

Viability issues Cost of addressing restrictive 
covenant issues. Otherwise no 
known abnormal development 
costs which would constrain 
viability. 

Comments Retention of trees,and the 
proximity of the listed 
building would result in a 
capacity of 6 dwellings 
(30dph).  However, the 
site is unsuitable due to a 
restrictive covenant and 
no evidence it is available 
during the plan period. 

Landowner timescales 0-5 years   
 

Conclusions  

Access considered acceptable subject to detailed junction design. 
 
Given that noise is likely to be an issue due to the proximity of the railway and London Road (B197), any scheme 
would have to be designed to ensure a satisfactory living environment for future occupants and to address the 
potential for air pollution.  
 
If the site came forward with other sites in Woolmer Green, waste water capacity upgrades will be required.  This is 
likely to delay delivery of development as upgrades can take 18 months to 3 years to design and deliver 
 
Contamination issues would need to be explored and mitigated if required. 
 
Proximity to the Grade 2 listed building means that the site capacity would need to be reduced to protect the setting.  
Also, potential for protected species means the trees should be retained or opportunities for ecological 
compensation explored. 
 
However, the site has complex land ownership and there is no evidence it is available for development within the 
plan period. It is therefore considered undeliverable due to a restrictive covenant, which prevents development on 
the site with no indication that the landowner considers this is possible to overcome and it is therefore a barrier to 
development. 
 

Suitable Yes Available No Achievable No 
Deliverability 
timescale 

n/a 


