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1 Introduction  

1.1 Purpose of the study 

1.1.1 This purpose of a Strategic Housing Land Availability Assessment (SHLAA) is to estimate 
the housing potential in Welwyn Hatfield Borough. This report represents Stage 1 of the 
Welwyn Hatfield Strategic Housing Land Availability Assessment – Urban Capacity.  

1.1.2 This SHLAA is intended to provide supporting technical evidence to inform the 
preparation of the Local Development Framework Core Strategy Development Plan 
Document and the Site Allocations Development Plan Document, as required under new 
planning regulations. It provides Welwyn Hatfield Council with a “pool” of potential sites to 
take forward in the Local Development Framework which have been judged to be 
suitable, available and achievable, making use of the best information available at the 
time of survey. The survey was carried out in late 2007 and no new sites have been 
added since this time. However, any known new information about specific sites has been 
included in the SHLAA.  

1.1.3 The Assessment has followed the SHLAA Practice Guidance (July 2007) methodology. 
However, Phase 1 of the SHLAA, which is contained in this document, deals solely with 
the “urban” capacity of the Borough for housing land, in that it refers only to sites identified 
in urban areas, both greenfield and brownfield, but not in the green belt.  The reason for 
this is  that a recent High Court judgment (20th May 2009) removed Policy LA3 from the 
East of England Plan and the borough's housing target from Policy H1, meaning that the 
housing figure of at least 10,000 net additional dwellings from 2001 to 2021 no longer 
stands. In light of this decision, GO-East will be “repairing” the East of England Plan  

1.1.4  If the “repaired” East of England Plan identifies a level of housing growth likely to 
necessitate the release of land from the green belt, then a further, Phase 2, SHLAA will 
be produced containing details of sites identified in the green belt. 

1.1.5 It is important to remember that the SHLAA is a snapshot in time, and as such, should be 
treated as part of an ongoing process, which should be monitored and updated regularly 
to reflect changes in the housing supply, in terms of sites being built out and new sites 
coming forward.  

1.1.6 It is important to note from the outset that the Assessment does not make judgements on 
which sites should be developed. Instead the Assessment will simply identify the potential 
for sites to be developed in order to provide an evidence base to inform future policy 
decisions. 

1.1.7 The SHLAA looks forward over the timeframe to 2026. This time period covers the period 
2001-2021 set out in the emerging Regional Spatial Strategy (RSS) for the East of 
England. The process of reviewing the East of England Plan to cover the period to 2031 
has just started.  

1.1.8 This document is the final report of the Welwyn Hatfield SHLAA Part 1 – Urban Capacity. 
The remainder of the report is set out as follows:  

 Section 2 provides an overview of other studies that have been undertaken and 
which have informed the assessment. It discusses the emerging RSS for the East 
of England and the implications of this for the study area.  

 Section 3 presents the study methodology; 

 Section 4 provides an overview of the design case study work undertaken to 
generate the estimates of capacity and the principles behind the design work; 
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 Section 5 sets out our approach to suitability, availability and achievability and the 
phasing of sites into the different periods of deliverability; 

 Section 6 presents the capacity estimates for Welwyn Hatfield Council; and 

 Section 7 establishes a framework for monitoring and updating housing supply.  

1.1.9 In addition, the Annex presents the two consultation letters circulated a) to inform 
stakeholders of the Study and invite site submissions and b) to ascertain whether sites 
are genuinely available for development.  

1.1.10 A separate document presents the Design Case Studies used to generate housing 
capacity figures.  

1.1.11 It should be noted that this study is not a statement of Council policy; rather it is a 
technical document for consideration, assisting in the production of new development plan 
documents as required under new planning procedures: the study merely identifies land 
and buildings where the potential may exist for new housing development to come 
forward in the Plan period.  

1.1.12 The capacity of the authority area to accommodate residential development has been 
estimated in isolation from the equally pressing need to identify land for development for 
other purposes, including schools, health facilities, open space, shops, leisure, community 
facilities, etc. Furthermore, the estimates do not take account of the physical capacity of 
local infrastructure, such as roads, sewers and the supply of water, gas or electricity, to 
cope with the stated level of development. Any of these, or other factors, could affect both 
the estimated capacity of a particular site, or the total capacity for a settlement or authority 
area. 

1.2 Study Area Context 

1.2.1 The Borough of Welwyn Hatfield lies within Hertfordshire, in the south-east of England. 
The county is immediately to the north of London and adjoins the counties of 
Buckinghamshire, Bedfordshire, Cambridgeshire and Essex. 

1.2.2 The Borough’s main settlements are Welwyn Garden City and Hatfield. Both are New 
Towns and Welwyn Garden City is one of only two garden cities in the country. The 
remainder of the Borough comprises a number of large villages with populations of 
between 1,000 and 4,000 set within the Green Belt and surrounded by open countryside 
containing smaller settlements, all of which fall within the Metropolitan Green Belt.  The 
Borough has good road and rail links. The A1(M) runs through the heart of the Borough, 
linking the two main settlements to the M25, London and the north of England, whilst two 
railway lines connect the main settlements to London Kings Cross and Moorgate stations. 

1.2.3 For the purposes of this study, the agreed study area comprises the following settlements: 
Welwyn Garden City, Hatfield, Woolmer Green, Oaklands & Mardley Heath, Welwyn 
Village, Digswell, Welham Green, Cuffley, Broookmans Park, and Little Heath (See Figure 
1-1). 
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Figure 1-1  The Study Area  
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1.3 Summary of approach  

1.3.1 Until 2006, national housing policy was contained in Planning Policy Guidance 3 (PPG3).  
PPG3 required local authorities to undertake studies of housing land supply known as 
Urban Capacity Studies (UCS). These studies required an examination of housing 
potential in urban areas only. However, the Barker Review of 2004 concluded that such 
studies relied on identifying land supply in a limited area with sometimes unrealistic 
assumptions on the likelihood of sites coming forward.  

1.3.2 The report recommended a step-change in housing delivery through an increase in the 
rate of housebuilding in order to meet demand at local level. It stressed the importance of 
an evidence-based policy approach, and recommended that Local Development 
Documents and Regional Spatial Strategies policies should be informed by a robust, 
shared evidence base. 

1.3.3 In 2006, PPG3 was replaced with Planning Policy Statement 3 (PPS3). PPS3 required 
local authorities to be more flexible and: 

 Identify specific, deliverable sites for the first 5 years of a plan that are ready for 
development (and keep this replenished over time in response to market 
information);  

 Identify specific, developable sites for years 6-10, and ideally years 11-15, to 
enable the 5 year supply of deliverable sites to be topped up; 

 Where it is not possible to identify specific sites for years 11-15 of the plan, indicate 
broad locations for future growth; and 

 Not include an allowance for windfalls in the first 10 years of the plan unless there 
are justifiable local circumstances that prevent specific sites being identified 

1.3.4 To enable this, the Government introduced Strategic Housing Land Availability 
Assessments (SHLAAs) to replace Urban Capacity Studies. CLG has published guidance 
to promote better practice in the preparation of SHLAAs. This document, ‘Strategic 
Housing Land Availability Assessments Practice Guidance’, was prepared by Tribal (then 
Llewelyn Davies Yeang) with the Planning Officers Society and published in July 2007. 

1.3.5 The practice guidance stresses that as a minimum, the assessment should identify 
sufficient specific sites for the first ten years of a plan, using its anticipated adoption date 
as the starting point. However, where possible, SHLAAs should establish sites up to and 
beyond the whole fifteen year plan period. It also emphasises that the assessment is not 
a one-off study, and that the initial comprehensive assessment be supplemented by 
updates performed as part of Annual Monitoring Reports. 

1.3.6 Although the assessment is a fundamental part of the evidence-base for housing planning 
policy, it does not in itself determine whether a site should be allocated for housing 
development or not. Rather, the SHLAA identifies the choices available in meeting 
housing demands, and distinguishes if action would need be taken in order for sites to 
become deliverable. It therefore follows that SHLAA findings are of particular relevance at 
the ‘Issues and Options’ stage of development plan preparation. 

1.3.7 As well as the concept of an evidence-based policy approach, PPS3 also focuses on 
collaborative working – which is regarded by the statement as the ‘key to the success of 
this new approach’ (para. 11). The Strategic Housing Land Availability Assessment 
Practice Guidance (CLG, 2007) expands upon PPS3’s collaborative principle, and 
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advocates that regional and local planning bodies work together with key stakeholders in 
order to ensure a comprehensive and robust assessment. The guidance also recognises 
that it is crucial that a range of stakeholders be involved from the outset, hence enabling 
local knowledge input to help shape the methodological approach, as well as the content, 
of the assessment. 

1.3.8 In addition to this, unlike Urban Capacity Studies, SHLAAs only permit windfall sites to be 
included under special circumstances. A windfall allowance should only be applied when 
sufficient sites for housing cannot be identified, and only when there are genuine local 
circumstances justifying the allowance. (PPS3 para 59) 

1.3.9 The SHLAA practice guidance identifies a 10 step methodology: 

1 Planning the assessment; 

2 Determining which sources of sites will be included in the assessment; 

3 Desk-top review of existing information; 

4 Determining which sites and areas will be surveyed; 

5 Carrying out the survey; 

6 Estimating the housing potential of each site; 

7 Assessing when and whether sites could be developable; 

8 Review of the assessment; 

9 Identifying and assessing the housing potential of broad locations 
(where necessary) 

10 Determining the housing potential of windfalls (where justified) 

1.3.10 Figure 1-3 shows the process and the interacting activities that the council is responsible 
for. 

1.3.11 As explained in the introduction, although the approach to this SHLAA has followed the 
practice guidance, the study only considers the sites identified in the urban area, both 
Greenfield and brownfield but not in the green belt.    

1.3.12 In line with the SHLAA practice guidance, all of the sites allocated in the Welwyn Hatfield 
District Plan have been added to the SHLAA tables.  

1.3.13 Sites which were “rejected” following the assessment have been retained in the database 
for future monitoring and updating but have not been included in this SHLAA report.  
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Figure 1-2: SHLAA Process and Outputs 
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1.4 Summary of Findings 

1.4.1 A summary of findings from the Welwyn Hatfield SHLAA is contained below. It first looks 
at the quantum of housing by the type of site identified before examining the likely 
phasing of this housing. 

1.4.2 This SHLAA has identified a large number of sites which are considered to be suitable, 
available and achievable for housing development within a 15 year timeframe, and a 
small number deliverable in the period beyond 15 years. These sites form a pool of 
housing capacity which should be used as the basis for a selection of sites to take forward 
in the core strategy and site allocations DPD to satisfy the Borough’s housing 
requirement.  

1.4.3 The sites identified as part of the SHLAA should therefore be treated as a set of options, 
and the decision making process for taking the sites forward should be informed by the 
commentary on each site set out in Appendix B of this study and further technical work. 

Site typology 

1.4.4 Housing capacity can come from a number of sources. Physically identifiable sources 
include specific sites which can be observed and which have boundaries that can be 
marked on a map. Other sources of sites include windfall, and broad locations of growth. 
Neither of these are “tangible” sources; they include sources which have a history of 
providing accommodation (e.g. empty homes, change of use from industrial etc) or broad 
areas that may be considered for housing in the longer term. 

Physically identifiable sources 

1.4.5 The survey work identified 486 sites for consideration. Of these, 321 were considered 
unsuitable for housing, in terms of policy restrictions, physical or environmental limitations. 
This left 165 sites which were judged to be suitable for delivering housing. Of these 165 
sites, 81 were considered to be genuinely available. Therefore the SHLAA has identified 
81 sites as being suitable and available for housing, equating to a total of 67 hectares of 
land.  

1.4.6 Of these suitable and available sites, all are in existing urban areas. Collectively these 
urban sites provide an estimated potential housing capacity of 3280 units, 3200 in the 15 
year period and 80 deliverable in the period beyond 15 years.  

Non-physically identifiable source types (other sources) 

1.4.7 The study only assessed site specific sources and did not included sources such as the 
conversion and reuse of empty buildings. This is in line with PPS3 (Housing) which states 
that ‘allowances for windfalls should not be included in the first 10 years of land supply 
unless Local Planning Authorities can provide robust evidence of genuine local 
circumstances that prevent specific sites being identified’. (PPS3, para 59). 

1.4.8 The assessment comprised a comprehensive and intensive survey, which sought to 
identify all physically identifiable sites. This approach, and the fact that in our view there 
are no ‘genuine local circumstances’ that mean that a windfall allowance should be 
included, has led to this category of capacity being excluded from the assessment.  
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Broad locations for future growth 

1.4.9 In line with the practice guidance, the SHLAA methodology included a consideration of 
locations for broader growth, though for the purposes of this report, only broad locations 
within settlements have been considered.  

Estimating the potential 

1.4.10 The results of the SHLAA show that there is a total potential of 3280 units within urban 
areas on 81 sites. The Assessment has shown the phasing of the sites as falling into the 
following timescales: 

Years 0-5:     1801 dwellings 

Years 6-10:    1171 dwellings 

Years 11-15:    228 dwellings 

Years 15+    80 dwellings 

1.4.11 The purpose of the SHLAA is to identify all potential housing sites to provide the evidence 
base in order to inform the decision making process. This is a capacity estimate based on 
assumed densities and will not necessarily be the exact number of homes that will be 
built. Circumstances will change on some of the sites which mean that they will “fall out” of 
the SHLAA; others sites may come forward sooner than anticipated.  
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2 Context 

2.1 Introduction 

2.1.1 This chapter sets out the planning context within which the Welwyn Hatfield SHLAA has 
been undertaken. It is presented in three parts: 

 an overview of the other studies undertaken which have informed the assessment 
of housing capacity; 

 the implications of the emerging regional planning guidance for the East of England 
region 

2.2 Previous studies of housing capacity 

2.2.1 This section provides an overview of previous housing capacity studies of relevance to 
Welwyn Hatfield. The studies are summarised to highlight key findings and issues of 
particular significance to the study area. 

Housing Capacity in Hertfordshire 2001-2016 

2.2.2 As part of the County Structure Plan, Hertfordshire County Council in July 2002 produced 
the report entitled ‘Housing Capacity in Hertfordshire 2001-2016’. 

2.2.3 The main findings were that at April 2001, total commitments for Hertfordshire were 
16,342 dwellings, with an estimated additional capacity of 30,093 dwellings. This amounts 
to a total estimated capacity of 46,435 dwellings. The corresponding figures for Welwyn 
Hatfield alone are 2,796 dwellings (total commitments), 2,369 dwellings (estimated 
additional capacity), and 5,095 units (total estimated capacity). 

2.2.4 The report places a great deal of emphasis on increasing the housing densities of those 
sites already committed.  The study applies aspirational densities for 2 scenarios to the 
list of commitments (taken from PPG3 and RPG9 guidance) and are as follows: 

 Scenario 1 =  60 dph for particularly accessible settlements 

    40 dph areas outside these settlements 

 Scenario 2 = 40 dph (i.e. excluding particularly accessible settlements) 

2.2.5 The outcome of these scenarios, applied to Hertfordshire, is an increase of 4,820 
dwellings for Scenario A and 3,931dwellings for Scenario B. For Welwyn Hatfield only the 
increases were 277 and 153 dwelling for Scenario A and B respectively. However, these 
scenarios should be treated with caution for a number of reasons, particularly due to their 
limited account of site specific matters (such as site configurations). 

2.2.6 The approach to assessing the potential to increase housing capacity is applying a 25% 
factor increase to all committed sites, as recommended by Vincent and Gorbing’s design 
guides for the study.  Within this scenario the overall capacity of housing in Hertfordshire 
could be increased by 2,213 dwellings, and in Welwyn Hatfield by 390 dwellings. 
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Hertfordshire Housing Development & Spatial Strategy Audit 

2.2.7 This study was commissioned in January 2004 by the East of England Regional Assembly 
(EERA) in order to inform the emerging Regional Spatial Strategy for the East of England.  
The aim of the study was twofold;  

 to derive a robust figure for the urban capacity that the County can accommodate 
over the period 2001-2021; and  

 to assess options for greenfield residential development and to propose an 
appropriate sequence and mechanisms for bringing greenfield sites forward for 
development.  

2.2.8 The aim of the audit was not to undertake any further housing capacity studies, but 
instead to compare the capacity figures generated by the County Council and the District 
Councils.  In this case the datasets used were “County Summary 2003 Base Updated to 
2021” (County Council) and “District Assessment 2001 - 2021” (District Council). From 
this comparison, and through a close understanding of how such figures were derived, a 
figure was obtained for each individual district and the county as a whole. 

Urban sites 

2.2.9 The Audit recognised an urban housing capacity for the county of Hertfordshire of 52,400 
dwellings to 2021. Of these 5,740 dwelling were in the Welwyn Hatfield district.  This 
figure of 5,740 was obtained from a balance of the capacity estimates of 6,207 (County 
Summary 2003 Base Updated to 2021) and 4,985 (District Assessment 2001 – 2021). It 
should be noted that in the category urban housing capacity this study includes 
‘Greenfield sites on edges of towns’ (see Appendix D). 

Study of Urban Potential for Housing 

2.2.10 Welwyn Hatfield Council commissioned a previous assessment of urban capacity, which 
is reviewed below. The report, entitled ‘Study of Urban Potential for Housing’ was 
undertaken by Llewelyn Davies and published in 1999. 

2.2.11 The main findings were: 

 44 sites with a developable area of just under 49ha were identified in Welwyn 
Hatfield as having potential for housing development. 

 Using the average density in Welwyn Hatfield, the identified sites could 
accommodate between 1,700 and 1,980 units. 

 The majority of the potential was located in Welwyn Garden City, but outside the 
town centre 10 minute walk in catchment. 

 Accessible potential was found in Hatfield, where the potential for between 113 and 
200 units was located within 10 minutes walk of the town centre. 

 Discounting units on sites already identified, the UCS identified the potential for 
1,370 and 1,600 additional units. This meant that 1,300 to 1,580 units remained 
from the overall Structural Plan allocation for Welwyn Hatfield, therefore the report 
recommended that land must be found elsewhere in the district. 
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2.3 Planning Policy 

National Policy 

2.3.1 Planning Policy Statement 3 – Housing (PPS3) sets out the national planning policy 
framework for delivering the Government’s housing objectives.  The principle aim of PPS3 
is to underpin the Government’s response to the Barker Review of Housing Supply 
(2004), and in particular the necessary step-change in housing delivery, through a ‘new, 
more responsive approach to land supply at the local level’. 

2.3.2 PPS3 reflects the Government’s commitment to improving the affordability and supply of 
housing in all types of communities, as well as contributing to sustainable development 
(as set out in PPS1). The specific outcomes that the planning system should deliver are 
as follows; 

 Well-designed, high quality housing 

 Mix of tenure and price for both market and affordable housing 

 A sufficient quantity of housing to improve choice 

 Housing in suitable locations with respect to community facilities, key services, jobs 
and infrastructure 

 A flexible supply of land that is managed to maximise its efficient and effective use 
– including the re-use of previously developed land. 

2.3.3 These outcomes are achieved through a new approach underpinned by principles and 
core concepts, comprising; 

 Sustainable development 

 A visionary and strategic approach 

 Market Responsiveness 

 Collaborative working 

 An evidence-based policy approach 

 A focus on outcome and delivery (applying the principles of ‘Plan, Monitor, 
Manage’). 

2.3.4 Annex C of PPS3 puts forward the SHLAA as the evidence base, asserting that the 
assessment is an important part of the policy process. PPS3 states the SHLAA should; 

 Assess the likely level of housing that could be provided if unimplemented planning 
permissions were brought into development. 

 Assess land availability by identifying buildings or areas of land (including 
previously developed land and greenfield) that have development potential for 
housing, including within mixed use developments. 

 Assess the potential level of housing that can be provided on identified land. 

 Where appropriate, evaluate past trends in windfall land coming forward for 
development and estimate the likely future implementation rate. 
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 Identify constraints that might make a particular site unavailable and/or unviable for 
development. 

 Identify sustainability issues and physical constraints that might make a site 
unsuitable for development. 

 Identify what action could be taken to overcome constraints on particular sites. 

2.3.5 PPS3 also states that Regional Spatial Strategies should set out the level of overall 
housing provision for the region, broadly illustrated in a housing delivery trajectory, for a 
sufficient period to enable Local Planning Authorities to plan for housing over a period of 
at least 15 years. This should be distributed amongst constituent housing market and 
Local Planning Authority areas. 

2.3.6 Planning Policy Statement 12 (PPS12) sets out the Government's policy on the 
preparation of local development documents, outlining the principles behind the evidence 
base for the Local Development Framework. Although referring to Urban Capacity 
Studies, such principles on baseline evidence and soundness are upheld, and the SHLAA 
should therefore conform to this guidance. Paragraph 4.8 of PPS12, entitled 
‘Development of the Evidence Base’, reads; 

“The policies prepared by the local planning authority should be founded on a 
thorough understanding of the needs of their area and the opportunities and 
constraints which operate within that area. Local planning authorities should prepare 
and maintain an up-to-date information base on key aspects of the social, economic 
and environmental characteristics of their area, to enable the preparation of a sound 
spatial plan meeting the objectives of sustainable development.” 

Regional Spatial Strategy 

2.3.7 The Regional Spatial Strategy for the East of England (the East of England Plan), 
published in May 2008 provides the planning and development strategy for the region to 
the year 2021. This provides the statutory framework for local authorities to produce local 
development plans and local transport plans. 

2.3.8 Following publication of the East of England Plan there was a successful legal challenge 
to the plan. This relates to the level of housing numbers for Welwyn Hatfield and Hemel 
Hempstead and the need for a Green Belt review. The High Court Judge ruled that the 
relevant parts of the plan should be remitted to the Secretary of State for re-determination.  
For Welwyn Hatfield, this has the effect of:  

 Taking out the need for a strategic review green belt boundaries (Policies SS7 and 
LA1); 

 Deleting the housing figures from Policy H1; and 

 In Policy LA3, which concerns the Welwyn Garden City and Hatfield Key Centre for 
Development and Change deleting sections relating to housing growth as shown 
below: 

“Welwyn Garden City and Hatfield are a joint key centre for development and 
change within the London Arc.  The strategy for the towns involves: (1) Overall 
housing growth of 10,000 by 2021, focused mainly at these towns.  Identification of 
urban extensions will require a strategic review of the green belt that allows scope 
for continued growth until at least 2031.  Part of the 10,000 may be in St Albans 
District if extension of Hatfield to the west emerges as a preferred option, involving 
preparation of joint or coordinated development plan documents with St Albans DC.  
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Brownfield redevelopment opportunities will be maximised but sustainable urban 
extensions will also be required … 

2.3.9 Sections of the supporting text have also been remitted accordingly.  

Welwyn Hatfield District Plan (2005) 

Housing policy 

2.3.10 At the time of its adoption, the Welwyn Hatfield District Plan (2005), covering the plan 
period from 1991-2011, included the following policies and sites in relation to housing in 
the borough: 

2.3.11 Policy H1: New Housing Development. “In accordance with the approach of using 
previously developed sites and sites identified from an Urban Capacity Study, the 
following sites defined on the Proposals Map are allocated for development during the 
plan period: 

 

Table 2-1  Local Plan Housing sites in Welwyn Hatfield 

No Site Area (Ha) Estimated 
No of 
Units 

HS1 Hatfield Aerodrome 44.4 1700 

HS2 Creswick School Site, WGC 1.19 50 

HS3 Land at Chequersfield, WGC 5.20 218 

HS4a Former Wellfield Works, Wellfield Road, 
Hatfield 

1.50 60 

HS4b Adj. Factory Site, Wellfield Road, Hatfield 0.44 22 

HS5 Peartree Redevelopment area, WGC 2.20 94 

HS6 Godfrey Davis Garage Site, Welwyn  0.74 28 

HS7 The Dairy, Homestead Lane, WGC 0.37 12 

HS8 Garage and Depot , Lemsford Lane, WGC 0.45 24 

HS9 Sea Cadet Hut, Lemsford Lane, WGC 0.46 22 

HS10 Oaklands Campus, Lemsford Lane, WGC 0.43 23 

HS11 SKB site, Ridgeway, WGC 3.07 128 

HS12 Mount Pleasant Depot, Hatfield 2.72 73 
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HS13 Hilltop, High View, Hatfield* 1.87 75 

HS14 Claregate, Great North Road, Little Heath 0.32 14 

HS15 Howe Dell School, Hatfield 0 10 

HS16 Former Allotments, Knella Road, WGC 0.67 22 

HS17 Catomance Site, Bridge Road East, WGC 1.00 86 

HS18 Knella Road Workshops, WGC 0.48 22 

HS19 Hatfield Town Centre 3.80 165 

HS20 The Forum, Hatfield Town Centre 0.74 84 

HS21 Hatfield Aerodrome District Centre 6.0 200 

HS22 Welwyn Garden City Town Centre 3.4 50 

  TOTAL 81.45 3,182 

Source: Welwyn Hatfield District Plan 2005 (Policy H1) 

2.3.12 In addition, an allowance for ‘windfall’ of 25 units per year was made for the Borough. 

Green Belt Policies 

2.3.13 Apart from the settlements identified in Policy GBSP2, the whole of Welwyn Hatfield lies 
within the Green Belt, which restricts urban expansion. 

 Policy GBSP 1: Definition of Green Belt  
Policy GBSP 1 reads:  The Green Belt will be maintained in Welwyn Hatfield as defined 
on the Proposals Map. The towns and specified settlements listed in Policy GBSP 2 are 
excluded from the Green Belt. The precise boundaries of the Green Belt around these 
towns and settlements are defined on the Proposals Map. 
 

 Policy GBSP 2: Towns and Specified Settlements 
The following are defined as towns and specified settlements where development will be 
located in accordance with the policies for urban areas in the plan. Development will 
mainly be concentrated in the two towns. Within the specified settlements, development 
will be limited to that which is compatible with the maintenance and enhancement of their 
character and the maintenance of the greenbelt boundaries. 
 
Towns:    Welwyn Garden City; Hatfield 
Specified Settlements:  Brookmans Park; Cuffley; Digswell; Little Heath; Oaklands 

and Mardley Heath; Welham Green; Welwyn; Woolmer 
Green. 

 

 Policy GBSP 3: Area of Special Restraint and Structural Landscape Area 
The area of land at Panshanger Aerodrome in Welwyn Garden City, as defined on the 
Proposals Map, will be safeguarded against potential future growth needs beyond the 
period of this plan. Any release of this land for development, in whole or in part, will be a 
matter for determination in future reviews of this plan. In addition, no development should 
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take place until structural landscaping has been provided within the area defined for that 
purpose on the proposals map.  
 

Housing Land Availability Statement (April 2006) 

2.3.14 Welwyn Hatfield was allocated, in the Hertfordshire Structure Plan, 5,600 new homes to 
be built by 2011. The Housing Land Availability Statement for 2006 states that Welwyn 
Hatfield has a total land supply of 6,429 dwellings for the period 1991 – 2011. 90% of 
developments have taken place on previously developed land. 

Other relevant studies 

Empty homes 

2.3.15 Private Sector Empty Homes Research (February 2006). This report includes the Empty 
Homes Surveys from 2004 and 2005. 

2.3.16 Key points: 

 Research conducted in both March 2004 and November 2005 has shown that 
private sector empty homes are not a significant problem in Welwyn Hatfield at this 
time. 

 The Council Tax Register was interrogated to identify the postal addresses of all 
private sector properties empty for more than six months in Welwyn Hatfield. The 
total number of properties identified was 155. This list excludes all properties 
owned and managed by the Council, Housing Associations, other public bodies (i.e. 
schools, hospitals, churches), and any properties classified as second homes.  

2.3.17 From the Empty Homes Survey 2004 - Key points:  

 A list of 244 private sector properties, which had been empty for more than 6 
months in Welwyn Hatfield, was generated from the Council Tax Register at the 
end of February 2004. 

 The incidence of private sector homes standing empty for more than 6 months is 
considered to be low in comparison to the total private sector housing stock in 
Welwyn Hatfield at this time (244 out of 30,221). 

 Half of the properties found to be empty were in the process of being returned to 
use, but it had clearly taken more than 6 months to do this, which is why they 
appeared on the Council Tax List.   

2.3.18 From the Empty Homes Survey 2005 - Key points: 

 A list of 155 private sector properties, which had been empty for more than 6 
months in Welwyn Hatfield, was generated from the Council Tax Register at the 
end of October 2005. 

 The incidence of private sector properties standing empty for more than 6 months 
is considered to be low in comparison to the total private sector housing stock in 
Welwyn and Hatfield at this time. 

 Half of the properties visited in this survey were found to be having major works 
carried out on them, so that they could be brought back into use or sold or let. 
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 The overall findings of this survey are that there is not a problem with empty homes 
within the Welwyn and Hatfield area and the survey has shown that the number of 
Empty Homes has significantly reduced from the last survey carried out in March 
2004.   

 The March 2004 listed 244 private sector properties standing empty for more than 6 
months, compared with the 155 private sector properties identified by the Council 
Tax Service as part of this survey. 

Hatfield Town Centre Redevelopment: Revised Planning Brief (2002) 

 In line with the development concept, a high-density mixed-use scheme focused 
around a new town square is considered to be the most appropriate solution to the 
redevelopment. 

 The provision of housing within the town centre redevelopment scheme is seen as 
a means of bringing back life into the heart of Hatfield. Housing can support an 
after hours economy, improve safety within the town, add to the mix of uses and 
provide accommodation for a range of households.  

 It is considered that the redevelopment offers a major opportunity to provide a 
variety of dwellings that can be fully integrated within the scheme and with the rest 
of the town centre. It is anticipated that the scheme will provide a minimum of 100 
dwellings.  

 The revised District Plan Review expects 30% of units to be affordable for rent and 
a further 10% of units to be key worker housing. 
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3 Study Method 

3.1 Overview 

3.1.1 As the introduction to this report has highlighted, recent years have seen important 
developments in the Government’s policy approach to planning for new housing. 

3.1.2 However, despite the change in approach, there are a number of aspects that remain of 
fundamental importance: 

Relating the analysis of housing potential to accessibility of public transport and 
local facilities.  

3.1.3 Locating new housing within walking distance of facilities and public transport can reduce 
residents’ reliance on the car for all trips. It can also provide the opportunity to reduce the 
amount of space that needs to be given over to the car and hence contribute to denser 
forms of housing development. 

Taking a long term and imaginative view of the potential for new housing. 

3.1.4 Surveys to identify land with potential for housing cannot be constrained by issues of 
immediate land availability or planning policy. Surveys must therefore look beyond sites 
that are currently vacant to include those that may become suitable in the future, 
particularly under-used sites. It is only by undertaking such an unconstrained assessment 
that the full potential for housing can be identified and consideration given to the 
mechanisms needed to unlock it. It is important to remember that SHLAAs have at least a 
15 year time period, and ideally for longer than the whole 15 year plan period. This means 
that sites that are not physically available now, could become so over the next two 
decades. 

Using a design-led approach to explore the potential of individual sites for housing.  

3.1.5 We consider that a design-led approach, which seeks to achieve a high standard of 
design and amenity by responding to the unique characteristics of each site and its 
surrounding context, is the best approach to take rather than a general application of 
inflexible, generalised planning standards. 

3.2 The method - key stages 

3.2.1 The following section describes the method used in assessing the housing potential of the 
settlements selected across the study area. The approach follows the stages listed below 
and described in more detail in section 3.3. 

1. Planning the assessment; 

2. Determining which sources of sites will be included in the assessment; 

3. Desk-top review of existing information; 

4. Determining which sites and areas will be surveyed; 

5. Carrying out the survey; 

6. Estimating the housing potential of each site; 

7. Assessing when and whether sites are likely to be developed; 

8. Review of the assessment; 

9. Identifying and assessing the housing potential of broad locations (where necessary) 
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10. Determining the housing potential of windfalls (where justified) 

3.2.2 This will then feed into the Council’s evidence base for its Local Development Framework, 
helping to inform choices about growth to accommodate housing and site specific 
decisions to be included in the Site Allocations development plan document.  It will need 
to be considered alongside the council’s Strategic Flood Risk Assessment and 
incorporated into the council’s ongoing sustainability appraisal process. More details are 
shown in Figure 1.3 which shows the SHLAA process, outputs and interactions. 

 

3.3 The ten stages 
1. Planning the assessment 

3.3.1 The first stage in planning the assessment was to develop and refine the outline 
methodology in discussion with the Council, ensuring conformity with the (then) draft 
practice guidance.  

3.3.2 Comments were invited from interested stakeholders in the area on our approach. 
Consultation was carried out by sending out letters (see Annex A), utilising the Home 
Builders Federation Eastern Region membership database as well as contacting other 
agents, developers, planning consultants and landowners put forward by the council. In 
addition, neighbouring Local Authorities and Parish councils were contacted. 

3.3.3 This consultation process invited comment on the approach and also gave respondents 
an opportunity to suggest sites for inclusion in the study. Responses were received from a 
range of organisations, including comments both on the approach and on potential sites 
for consideration in the study. 

2. Determining which sources of sites will be included in the assessment 

3.3.4 The sources of sites that were included in the assessment were: 

 Vacant and derelict land and buildings 

 Surplus public sector land 

 Land in non-residential use e.g. commercial buildings, car parks 

 Additional housing opportunities in established residential areas, such as under 
used garage blocks and backland development. 

 Urban extensions (although this source has not been included in this stage of the 
Assessment) 

3.3.5 Sites in the planning process were also considered, e.g. land allocated for employment, 
existing housing allocations, unimplemented permissions. 

3. Desk-top review of existing information 

3.3.6 In parallel with the consultation process, digital mapping was obtained from the Council as 
a basis for the desk-based review and fieldwork. Relevant documentation, including the 
Local Plan, previous urban capacity study work, was reviewed. 

3.3.7 Potential sites were identified through the desk-based review of the mapping, 
documentation and through the consultation process with interested parties as set out 
above in Task 1.  
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3.3.8 Other potential housing sites within the urban areas (such as apparent gap sites, 
backland areas etc.) were also identified.  

4. Determining which sites and areas will be surveyed 

Sites within and adjoining settlements 

3.3.9 The assessment included the two main urban areas and a number of smaller settlements. 
The study area covered: 

 Welwyn Garden City 

 Hatfield 

 Woolmer Green 

 Oaklands and Mardley Heath 

 Welwyn 

 Digswell 

 Welham Green 

 Brookmans Park 

 Cuffley 

 Little Heath 

3.3.10 For the purposes of this report, sites not in urban areas were excluded from the 
assessment. Although this is a departure from the SHLAA methodology the decision was 
made on the basis of the recent High Court judgement which removed Policy LA3 from 
the East of England Plan and the borough’s housing figure from Policy H1. At the current 
time, the East of England Plan is in the process of being “repaired” and as such, the 
decision over whether land from the green belt is needed to accommodate the required 
level of housing growth has yet to be made. For this reason, the SHLAA Part 1 does not 
consider sites outside settlements. If necessary, a further Phase 2 SHLAA will be 
produced containing details of sites identified in the green belt.  

3.3.11 The only other types of land that were excluded from the survey at this stage were sites 
with an environmental designation, and sites that were designated Urban Open Land. 
Environmental designation sites are areas which require special protection due to 
environmentally valuable characteristics. Areas of Outstanding Natural Beauty (AONB), 
Sites of Special Scientific Interest (SSSIs), and Ancient Woodland Sites are all examples 
of such sites. 

5.  Carrying out the survey 

3.3.12 The systematic identification of sites with housing potential was then undertaken. This 
was conducted at two levels: 
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1.  Detailed ‘forensic’ surveys on a street-by-street basis of the town centres and 
their ped-sheds1, these being areas which often contain significant amounts 
of potential to accommodate additional dwellings; and 

2. A systematic, albeit less detailed, analysis of other areas, including visits to 
each of the sites and areas identified from the desk review of mapping 
together with a general examination of other areas. The survey work sought 
to identify all potential housing sites. 

3.3.13 However, it is worth pointing out that the potential capacity that will be identified within a 
New Town such as Welwyn Garden City or Hatfield will inevitably be lower than within a 
town that has grown organically, simply because it is ‘planned’ development. 

3.3.14 The output from this stage was a set of settlement maps recording the identified sites and 
supported by a schedule setting out basic site information. 

6.  Estimating the housing potential of each site 

Assessing the suitability of sites 

3.3.15 Deciding which of the identified sites was a realistic prospect for housing was a crucial 
stage in the Assessment. As the survey work adopted an inclusive approach to the 
identification of sites and buildings with potential for housing, it inevitably resulted in the 
identification of some sites where housing would not be considered suitable or desirable. 

3.3.16 In order to assess the suitability of each site for housing, a ‘sieving’ session was held with 
the council, including planning officers and highway officers, to assess the suitability of 
sites. The definition of suitability set out in the SHLAA practice guidance was used as a 
guideline for the decision making – namely, a site that ‘offers a suitable location for 
development and would contribute to the creation of sustainable mixed communities’ 
(SHLAA practice guidance p.16). This did not include checking sites against planning 
applications. 

3.3.17 Decisions were based on common sense and professional judgement, but factors taken 
into account included policy restrictions, physical constraints (topography, access, 
infrastructure, etc) and environmental conditions. 

3.3.18 Policy justifications for removing sites from the capacity estimates included retention of 
land for employment purposes, the retention of open space (particularly in areas of open 
space deficiency), protection of locations where further residential development would be 
detrimental to the existing character and form of the settlement and the retention of land 
and buildings performing a community function. This was done on the basis of site visits, 
discussions with Council Officers and professional judgement. 

3.3.19 This initial sieving of sites was restricted to tests of suitability, ensuring that it did not pre-
empt or otherwise overlap with questions of achievability and other developmental 
constraints occurring during the developability assessment (see Task 8 below). That 
stage either removes completely or adds time delay to those sites where housing is 
considered suitable but where market conditions impede its delivery or there are other 
site-based constraints. 

3.3.20 The accepted sites are mapped and presented in Appendix B and C.  

                                                     

1 Ped-shed describes the catchment area encompassing the 800m / ten minute walking distance from the edge of the town 
centre in all directions. 
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3.3.21 Design analysis 

3.3.22 In conjunction with Council Officers, the study team selected 9 sites to provide a sample 
range of different types of development opportunity in a range of locations across the 
study area. Design exercises were carried out for the sample sites, to generate different 
development options, site capacities and densities. 

3.3.23 Two scenarios were developed on each of the case study sites. One scenario (A) reflects 
current planning policies and design standards as set out in the Development Plan, as 
well as ensuring that they are PPS3-compliant2.  The second scenario (B) looks to a 
design that can unlock higher densities alongside providing more attractive living 
environments. Although densities used in Scenario B are higher than the Development 
Plan standards, it should be noted that District Plan Policy H6 does promote such design, 
stating that residential densities will be expected to be close to or exceed 50 dph in areas 
with good accessibility by modes of transport other than the car. 

3.3.24 The two scenarios are sufficiently distinct in order to illustrate the policy choices in terms 
of developing design standards and in indicating the lower and upper ends of housing 
potential. The design exercises have been produced in two-dimensional plan form. 

3.3.25 Further details of the approach taken to design analysis are set out in the next section. 

Estimates of site capacities 

3.3.26 Using the densities achieved through the design case study sites, the capacity of the 
remaining sites identified as part of the study was estimated. This was achieved by 
matching each of the sites to its most similar case study design analysis. 

3.3.27 A midpoint between the Scenario A and B estimate for each site was then taken to 
provide an estimate of capacity. The purpose of taking a midpoint was to remove the 
constraints associated with a particular scenario, recognising that some of the sites may 
come forward at higher densities and others at a lower density. The midpoint allows for 
this balance.  

3.3.28 Where other information on housing figures has come to light since the survey, for 
example through a planning application, these figures have superseded the capacity 
estimates generated through the design case studies. Sites that have been allocated in 
the Welwyn Hatfield District Plan have been given the capacity estimate set out in the 
District Plan.  

3.3.29 For larger sites within settlements, a ‘neighbourhood density’ estimate was used, based 
on examples of high quality, sustainable neighbourhoods with sufficient levels of 
infrastructure, services and amenity space. 

3.3.30 Chapter 6 provides a detailed explanation of the capacity figures, how they are broken 
down into wards, and by source type, and how the figures should be interpreted. 

7.  Assessing when and whether sites are likely to be developed 

3.3.31 In order to assess whether the sites are deliverable and developable, the shortlist of sites 
that passed the ‘suitability’ test were then assessed for achievability and availability. The 
assessment of availability of sites was based on a full consultation of landowners named 

                                                     

2 The District Local Plan Review was adopted prior to the publication of PPS3 in December 2006. Therefore, there may be 
discrepancies between PPS3 and the Plan Review. New Development Plan Documents as required under the Planning and 
Compulsory Purchase Act 2004 are currently being developed. 
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by the Land Registry as holding those sites that had passed the suitability testing stage. 
Some sites had already been put forward by developers, landowners or agents; as their 
intention was clearly to promote the sites for development, this assessment of availability 
was straightforward. For the majority of remaining sites, however, the landownership 
consultation exercise had to be carried out. This took the form of a letter sent to all 
landowners identified through a Land Registry search that attempted to ascertain 
ownership and intention. A copy of this letter appears in Appendix A.  

3.3.32 The landowner consultation exercise achieved a 60% response rate. Those sites where 
owners responded that the land was definitely unavailable for development were judged 
to have failed the availability test and were immediately removed from consideration at 
this stage. Those sites whose availability remained unknown (either due to an ambiguous 
response or lack of response) were retained in the pool of sites but had their availability 
downgraded to ‘low’ (i.e. unlikely to be available for development within 15 years of the 
SHLAA baseline date). 

3.3.33 The final test of the SHLAA is whether or not the sites are “achievable”. An assessment 
was carried out, based on the three categories of market, cost and delivery (see para 
5.5.1 and 5.5.2). Based on the outcomes of these assessments, the sites were grouped 
into phases, and recommendations made as to overcoming barriers to delivery.  However, 
there is a need for further research before any of these sites could be put forward for 
development.  

8.  Review of the assessment 

3.3.34 A review of the assessment was carried out by the Council following the main SHLAA 
work, to assess the level of housing that has been identified and the timescales for the 
delivery of the sites.  

9.  Identifying and assessing the housing potential of broad locations (where 
necessary) 

Broad locations outside settlements 

3.3.35 Broad locations are areas where ‘housing development is considered feasible and will be 
encouraged, but where specific sites cannot yet be identified’ (Practice guidance 
paragraph 46). These may include large sites e.g. major urban extensions, ‘eco-towns’, or 
growth areas.  

3.3.36 No sites in the green belt have been considered as part of this study.  

Broad locations within and adjoining settlements 

3.3.37 However, there are a number of categories specific to Welwyn Hatfield that can be 
classed as broad locations within settlements that have been considered in this SHLAA. 
These include: 

 Settlements with a history of redevelopment e.g. large houses redeveloped as flats, 
or conversion of houses to flats 

 School / hospital sites that may be released for housing in the future – this is a 
good example of sites which cannot be identified and may not yet be known.  

3.3.38 A consideration of each of these potential sources of sites has been included in Section 
6.6.  
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10.  Determining the housing potential of windfalls (where justified) 

3.3.39 PPS3 specifically states a windfall allowance should not be taken into account when 
assessing the first 10 years of housing supply (PPS3, para 59). 

3.3.40 The assessment comprised a comprehensive and intensive survey, which sought to 
identify all physically identifiable sites which would yield over 5 units. This approach, and 
the fact that there appear to be no ‘genuine local circumstances’ that mean that a windfall 
allowance should be included, has led to this source of housing potential being excluded 
from this assessment. 

3.3.41 However, the SHLAA is intended to be an ongoing, ‘living’ database, and windfall should 
be a source which can be monitored in the future. It is inevitable that housing capacity will 
come forward from a number of sources which are considered ‘windfall’ in the lifetime of 
the SHLAA and these new dwellings should be factored into the annual monitoring of 
sites and will contribute towards the 5 year housing supply.  

3.3.42 Windfall sites are different from the category of ‘broad locations’ considered in the 
SHLAA. Broad locations are different from windfalls in that they are about proactively 
encouraging housing development rather than leaving it to market forces. There are a 
number of categories of broad location within settlements that have been considered in 
this SHLAA, including planning permissions for redevelopment of large houses into flats, 
employment land release, and schools/hospitals sites. These categories of broad 
locations are covered in Section 6.6. 

Reporting 

3.3.43 The last stage in the process is the reporting of the study findings, as presented within 
this document and the associated site schedules, mapping and design exercises. 
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4 Exploring housing potential through design 

4.1 Introduction 

4.1.1 This section sets out the design approach taken by the study towards the development of 
residential and mixed-use schemes. It explores the potential of the built-up areas through 
indicative solutions prepared for a selection of sites. The purpose of the work was to 
explore the types of design solution that could result in the creation of sustainable, high 
quality, residential, town centre and local centre environments, and also for larger sites 
including sites on the edge of existing settlements and urban extensions. The densities 
achieved by these schemes were used later in the study to inform estimates of the 
potential of other opportunities. 

4.1.2 It should be made clear that the sites illustrated were selected to provide a cross section 
of the sites identified by the study. They are not intended to imply that the Council favours 
these particular sites over any others. The analysis is merely intended to illustrate how a 
design-led approach might be applied in the study settlements, providing a meaningful 
basis for assessing urban potential. 

4.2 Site selection 

4.2.1 In selecting sites, the study team sought to choose sites that were representative in terms 
of: 

 Site location: the selection included sites within the ped-sheds (the ten minute walk-
in catchments) of the town centres in the study area as well as sites in less 
accessible locations; 

 Site typology and size: the sites selected range from small infill plots to large sites 
with a range of previous and neighbouring uses; and 

 Design issues: each site provided an example of how to address particular 
challenges in terms of urban design. 

4.3 Design approach 

4.3.1 As discussed, two scenarios were developed on each of the case study sites. In 
accordance with the brief for the study, one scenario (A) reflects current planning policies 
and design standards as set out in the Development Plan (but ensuring the exercises are 
PPS3 compliant), with the second scenario (B) looking to design to unlock higher 
densities and create attractive living environments. The two scenarios are sufficiently 
distinct in order to illustrate the policy choices in terms of developing design standards 
and in indicating the lower and upper ends of housing potential. 

4.3.2 The design principles for the study of urban potential for housing are set out below. These 
build upon the principles contained in the series of Sustainable Residential Quality (SRQ) 
documents3. SRQ is an approach used to assess the potential for residential 
development. Llewelyn Davies (now Tribal Urban Studio) pioneered it through the work 
undertaken for a client group comprising the DETR (now the ODPM), LPAC (London 
Planning Advisory Committee – now subsumed within the GLA), the Housing Corporation 
(now HCA), London Transport, GOL (Government Office for London) and GOSE 
(Government Office for the South East) between 1997 and 2000. This work was endorsed 

                                                     

3 Sustainable Residential Quality: New Approaches to Urban Living (1997), Sustainable Residential Quality: An Approach and 
Method Statement (1999) and Sustainable Residential Quality: Exploring the Housing Potential of Large Sites (2000). 
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both in PPG3 and Tapping the Potential. In summary, there are six key principles of the 
SRQ approach: 

 Intensifying the use of urban land and buildings while maintaining and enhancing 
environmental quality; 

 Encouraging long term quality in new housing design; 

 Maximising the contribution of new housing development to meeting urban 
regeneration objectives; 

 Creating the greatest possible opportunity for pedestrian access to facilities and 
transport; 

 Encouraging forms of housing which seek to reduce residents’ propensity to own 
cars; and 

 Enhancing the quality of the urban environment, as well as community and social 
facilities. 

4.3.3 The principles also build upon the raft of good practice guidance published by the ODPM 
(now DCLG) and CABE. These include ‘By Design: Better Places to Live’ (a companion 
guide to PPG3 / PPS3) and the design guide ‘Safer Places: The Planning System and 
Crime Prevention’. 

4.3.4 The case study design exercises follow the principles set out below. However, it must be 
noted that they do not prescriptively define the detailed aspects of the schemes, such as 
the building materials used. 

Creating quality spaces: streets, squares and parks 

4.3.5 Perimeter block development is the preferred form for most individual sites. This form of 
urban development provides a clear public frontage onto streets, while simultaneously 
offering defensible backs. 

4.3.6 Streets, squares and spaces are designed to provide an appropriate level of enclosure 
with a positive attitude taken to the design of all public spaces including roads. 

Ease of movement 

4.3.7 Links into (and where appropriate through) sites are crucial in integrating new 
development with its surroundings. Routes seek to prioritise the needs of pedestrians, 
cyclists and public transport users, as well as those with mobility impairments, ahead of 
private motor vehicle users. Schemes seek to provide access for all, including careful 
siting of seating and public transport infrastructure to provide for people unable to walk 
long distances. Scheme design seeks to create streets and places focusing on the form 
and function of spaces, buildings and people’s movement patterns. Development is 
designed on a permeable grid structure (rather than a cul-de-sac layout) to allow 
maximum accessibility through the site and make the most of links to the areas 
surrounding the site. Connections to existing green spaces have been created where 
possible. 

Density and diversity 

4.3.8 The density of site development should reflect the location, accessibility, size, topography 
and surroundings of the site. Schemes provide a mixture of dwelling types and a variety of 
non-residential uses are incorporated where appropriate. 
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Security and comfort 

4.3.9 Site design should allow residents to see activities taking place on the street, footpaths 
and in adjacent parks and other open spaces. This natural surveillance helps make 
residents and people using public areas feel safer. Buildings and open spaces are 
arranged to provide a clear definition of public fronts and private backs to provide security 
and privacy. Streets are designed to encourage motorists to drive at safe speeds and to 
provide a comfortable environment for all, including those with disabilities. Public spaces 
are appropriately lit to encourage safe 24-hour use. 

Welwyn Hatfield District Design Policy 

4.3.10 As well as the principles set out above, the design case studies also adhere to District 
policy. This is presented in Chapter 7 of the Welwyn Hatfield District Plan (2005), and the 
Council’s Supplementary Design Guidance (adopted as a Statement of Council Policy in 
2005). 

4.3.11 The design guidance is encapsulated within the District Plan’s twelve design policies. 
Many of these principles overlap with the design strategy outlined above, and thus some 
of the policies have been omitted (for example Policy D5 ‘Design for Movement’ is 
covered in ‘Ease of Movement’). In addition to this, some of the policies have been 
covered only in part through previously discussed principles – in such cases the policies 
have been shortened to avoid repetition. 

4.3.12 The policies not covered above are; 

Policy D2 Character and Context 

4.3.13 The Council will require all new development to respect and relate to the character and 
context of the area in which it is proposed. Development proposals should as a minimum 
maintain, and where possible, should enhance or improve the character of the existing 
area. 

Policy D6 Legibility 

4.3.14 The Council will require all new development to enhance and contribute to the legibility of 
the development itself and of the area in which it is located. 

Policy D8 - Landscaping 

4.3.15 All development, other than changes of use of buildings, should include landscaping as 
an integral part of the overall design. This should reflect the strong tradition of urban 
landscape design in the district. 

4.3.16 Landscaping schemes will require the use of materials which respect the character of the 
area, the planting of trees, hedgerows and shrubs and details of future maintenance. The 
retention and enhancement of existing key landscape features such as trees and shrubs, 
ponds and watercourses will be expected where feasible; where this is not possible, 
replacement planting should be carried out. 

4.3.17 The design of landscaped areas should be such that maintenance is straightforward. On 
larger schemes, certain landscaped areas will be required to be designed in a manner 
capable of adoption. Tree Preservation Orders or planning conditions may be used to 
ensure continued future protection of particular trees, groups of trees or woodlands. 
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Policy D10 - Public Art 

4.3.18 The Council will expect developers to include, as appropriate, the provision of an element 
of public art within proposals for new development. 

4.3.19 Policy D11 - Design Statements 

4.3.20 Applicants will be required to submit a design statement with all applications for business, 
commercial or residential developments. The statement should justify how the 
development meets the design principles, policies and guidance set out in the Plan and 
the Supplementary Design Guidance. Householder applications will be considered 
against a design checklist. 

Policy D12 - Development Briefs 

4.3.21 The Council will require development briefs for sites proposed for major residential, 
commercial, business, or mixed use schemes and any other sites for which it is felt to be 
appropriate. 

4.3.22 In order to calculate the estimated potential of each site a design case study was used 
which was then applied other similar sites in the assessment. 

4.3.23 The case studies are presented as a separate document as part of the Assessment.  The 
densities achieved under these exercises are summarised in Table 4-1 below. 

Table 4-1  Densities obtained through case study design analysis  

 

 

 

 

 

 

 

 

 

 

 

 

 

  Densities are expressed as the number of dwellings / units per hectare (d/ha) 

No. Site Type Gross 
site area 

Estimated Dwelling 
Capacity 

   Scenario 
A (d/ha) 

Scenario 
B (d/ha) 

1 small tight urban infill 0.21 38 61 

2 medium urban infill  1.45 37.5 80 

3 
medium/large urban 
infill 2.5 38 60 

4 
Small urban infill 
(parking court) 0.1 30 90 

5 
small tight urban infill 
(car park) 0.11 30 60 

6 
small/medium urban 
infill 0.41 30 70 

7 
large urban infill adj 
to A1 2 33.5 52.5 

9 
small rural 
peripheral/infill 0.18 30 50 
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5 Assessing whether sites are developable and deliverable 

5.1 Introduction 

5.1.1 In accordance with Stage 7 of SHLAA Practice Guidance, an assessment of whether 
each site is “developable and deliverable” was undertaken in the area. The approach 
involved three main phases (outlined in Sections 5.3, 5.4 and 5.5), supplemented by 
some initial background research (Section 5.2).  Through consideration of suitability, 
availability and achievability, a final deliverability assessment is achieved. This chapter 
puts forward our methodology, with the results set out in Chapter 6 - Capacity Estimates. 

5.1.2 A full assessment for each site can be found in Appendix B – site schedules.  

5.2 Background Research 

5.2.1 Prior to commencing the deliverability/developability assessment it was necessary to 
undertake some initial background research in order to provide some context of the 
current housing market. This was achieved, as discussed below, through value mapping 
and a comparable analysis exercise. 

Value Mapping 

5.2.2 HM Land Registry is responsible for keeping and maintaining the Land Register of 
England and Wales. The database contains value data for every residential transaction in 
the country since January 1996. As well as recording the transaction price and date, the 
database identifies the unit postcode into which the transaction falls, and the type of 
property that was sold.  

5.2.3 The postcode is often used to support geographical analysis since many different 
datasets include a postcode reference. The full unit postcode (for example SE1 2AA) is 
an alpha-numeric reference, which can be broken down into a number of different 
components. The transaction values that are publicly available from the Land Registry are 
published at 4-digit postcode level (in the example above, this would be SE1 2).  

5.2.4 Having established a value map (see Figure 5.1) across the borough we developed a 
clear understanding of those areas that were traditionally high value areas and those of 
lower value. 

5.2.5 The value map is a colour-coded map which illustrates the high, medium and low value 
areas within the study region. In order to colour code these areas it is necessary to first 
band the values into the relevant category. For the purpose of this exercise we have 
assumed the following value categories: 

 Low Value- £170,000 - £250,000  

 Medium Value - £250,000 - £350,000 

 High Value- £350,000 +  

5.2.6 These are the bands that have been applied to this particular study area due to our 
assessment of the local market and recent sales values. In other parts of the country 
these price bands will differ.  



 

32 

 

Comparable Analysis 

5.2.7 In parallel we have developed a schedule detailing new build developments that are 
under construction or have recently been completed across the borough. This has proved 
beneficial in understanding the type of development occurring in separate locations (e.g. a 
trend towards flats, mews housing or detached housing) and the anticipated future 
development of the appraisal sites. The schedule is included in the report as Annex B. 

5.2.8 This analysis is based on 2007 house prices which are significantly different from today’s 
market.  However, the relative differences between areas will still apply.  

Figure 5-1  Postcode sector value mapping 
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5.3 Assessing suitability for housing 

5.3.1 As discussed in Section 3.3, a suitability assessment was undertaken, representing the 
initial filtering process, in assessing whether the sites are developable and deliverable. A 
variety of factors in order to identify which sites were accepted (as suitable) or rejected 
(as unsuitable). Such considerations included; 

 Policy restrictions – such as designations, protected areas, existing planning policy 
and corporate, or community strategy and policy. 

 Physical limitations – this includes factors such ground conditions, land 
contamination, flood risks etc. 

 Potential impact upon area – for example, adverse effects upon landscape 
features. 

5.4 Assessing availability for housing 

5.4.1 Once suitable sites were identified, the next step was to gauge the availability of the sites. 
Two steps were necessary in order to do this; the first was to determine the ownership of 
the land and relevant legal issues. The second step was to assess the developer or 
landowner’s intentions.  The two categories were given a high, medium or low rating, 
which combined to generate the overall availability of the site. 

5.4.2 When considering ownership, a high rating has been given where the ownership of the 
site is known and low where the ownership is unknown. In instances where the site is in 
multiple ownership or ownership is complex, a low rating has been applied to reflect the 
potential difficulties which may arise if that site were brought forward. 

5.4.3 In order to collect information on developer intentions, letters were sent out to developers 
(and other stakeholders) in the area (see Annex A). Correspondence details were 
obtained from HBF’s eastern region membership database and the records of all 
companies known to have submitted residential planning applications or representations 
to the Local Plan over the last few years. This initial mailshot was later complemented by 
a full Land Registry landowner consultation process, as detailed previously. From the 
feedback, a low, medium or high rating was assigned depending on the anticipated 
timescales. 

5.5 Assessing achievability for housing 

5.5.1 Achievability is measured by the likelihood at a particular point in time that housing will be 
developed on a certain site.  Essentially this is a test of the economic viability of the site, 
and thus can be split into two parts – market assessment and cost assessment. 

5.5.2 As with the availability assessment, the market and cost assessments were given a high, 
medium or low rating.  For the market assessment the optimum outcome was a rating of 
high, for the cost assessment the optimum outcome was low. Whilst it was possible to 
view the majority of the sites, we were unable to inspect those on private restricted land 
and those where access was difficult. 

Market Assessment 

Location and surroundings  

 Higher values were generally given in areas where there was a significant amount 
of new development which has improved the residential environment of the area. 
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 Higher values were also given if sites had a good outlook and were in close 
proximity to good quality recreational open space (both formal and informal, such 
as edge of Green Belt locations). 

 Lower values were generally applied in areas where there was a significant amount 
of local authority housing. 

Transportation  

 Sites close to public transportation links were generally given a higher value rating 
than the likely values generated by existing property, due to the potential for higher 
density developments. 

Site-specific factors  

 Where there was evidence of the potential for relatively high-density development, 
either through evidence from existing adjacent sites, or from the site itself, again 
the value rating was generally increased. 

 Sites with overhead power cables were not generally given a high value rating due 
to the limiting effect on development height and the blighting effect on residential 
sale values of living under overhead wires. 

 Lower values were generally given if sites adjoined particularly noise-generating 
land uses, such as adjacent to a railway line. 

Cost Assessment 

Site uses  

 High costs were generally applied where there were heavy, dirty or industrial uses 
on site, or where there was evidence to suggest there may have been in the past, 
due to the likely costs involved in remediating such sites to a residential standard. 

 Medium costs were generally applied to any site with evidence of fuel pumps or 
previous petrol station uses due to higher potential costs for cleaning the site. 

 Low costs were generally applied to any cleared sites, and those being used for 
relatively benign uses such as for car parking, open/green spaces or allotments. 

Ownership  

 Medium costs were generally given where there were active interests on site, which 
would require relocating or potentially compensating, or where there were a 
number of different likely property ownerships, which would need resources to 
assemble. In some cases where sites identified were large this was increased to a 
high cost rating. 

 Medium costs were applied if there were difficulties with access routes, such as 
being too narrow, unsurfaced or likely to be unsuitable for residential traffic in their 
current condition, or where they might require land or property acquisitions to 
improve. The same cost rating was also applied in instances where sharing of 
access ways might be necessary, such as over existing service yards. 

 It was assumed sites such as garage courts and allotments are in single ownership 
and that they are leased to the occupants. If this is not the case, cost of developing 
the site may increase, as resources have to be put into land assembly. 
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Site-specific factors  

 Sites with sloping profiles or uneven topography were generally given at least a 
medium cost rating due to the higher costs involved in either levelling or using 
construction equipment on uneven sites. 

 Sites with overhead power cabling were generally given at least a medium cost 
rating, if not high, due to the difficulties of using construction equipment under and 
around high voltage power lines. 

 Sites which were already under construction were given a low cost rating as the 
sites have already been packaged through the development process. 

5.6 Overall deliverability assessment and Phasing 

5.6.1 Suitability, availability and achievability provided the information for the overall judgement 
as to whether the site was considered deliverable, developable or not currently 
developable for housing. 

5.6.2 Of the deliverable sites, the high, medium or low rankings were used to identify phasing. 
The phasing was grouped into 0-5, 6-10, 11-15 or 15+ time periods. In order to calculate 
the number of dwellings per site, design case studies were used (as outlined in Section 
4). The design exercises resulted in two scenarios of capacity for each site. Scenario A 
calculates the site area by typical densities of the local area. Scenario B is a capacity 
testing option which aims to produce a higher density option. Where a planning 
application had been approved for a site, or more definite figures were known to the 
Council, these figures were used in place of the design case study estimate.  
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6 Capacity Estimates 

6.1 Introduction 

6.1.1 This chapter sets out the results of the assessment by settlement. The potential capacity 
for housing in each settlement is identified, as well as a judgement as to the potential 
phasing of housing delivery, based on the criteria set out in Chapter 5. For a full 
assessment of each site, see Appendix B – Site schedules.  

6.1.2 It is worth repeating at this point that the SHLAA has identified a large number of sites, all 
of which are considered to be suitable, available and achievable. However, the SHLAA is 
part of the evidence base to inform decisions about site allocations in the LDF process, 
and does not make recommendations as to which sites should be taken forward. 

6.1.3 The SHLAA has sought to identify all possible housing sites within the borough and it is 
for the Council to decide which of these will go towards accommodating the housing 
requirement for the borough, and to monitor the database regularly as the situation 
changes. 
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6.2 Suitability of Sites 

6.2.1 A site is considered suitable if, according to SHLAA Practice guidance, it is in a suitable 
location for housing development and would contribute to the creation of sustainable, 
mixed communities. A site’s suitability is assessed on the basis of policy restrictions, 
physical constraints and potential impacts. 

6.2.2 The initial desktop research identified 486 possible sites, 405 of which were not taken 
forward based on an assessment of suitability, availability and achievability. The 
remaining 81 sites amount to a total area of 67 hectares. 

6.2.3 The sites that were not considered to be suitable have been retained in the database for 
future monitoring by the Council.   

6.3 Availability of Sites 

6.3.1 According to SHLAA Practice Guidance a site is considered available for development, 
when, on the best information available, there is confidence that there are no legal or 
ownership problems and that there is some evidence of a willingness to develop the site 
for housing on the part of the landowner or developer.  

6.3.2 The full assessment of landowner intention gathered through a landowner consultation 
process allows an accurate representation of the overall picture of the availability of urban 
sites.  

6.3.3 Following the consultation exercise, a total of 83 sites were judged to be unavailable. The 
sites that were considered to be unavailable have been retained in the database for future 
monitoring by the Council.  

6.3.4 The remaining 81 sites were taken forward for further assessment.  

 
Table 6-1  Summary of availability of urban sites 

 

 

 

 

 

*A High rating indicates no known legal or ownership issues and a stated or assumed 
intention to develop site for housing   

6.3.5 Table 6.1 shows that 70% of the sites were considered to be either High or Medium in 
terms of ownership. This indicates that the majority of sites are available for development. 
30% of the sites are considered to be either Low in terms of their availability, or availability 
is unknown.  

6.3.6 Well over half of all the sites are considered to be either High or Medium in terms of 
development intention (57%). This indicates that there is evidence that a large proportion 
of sites are owned or controlled by landowners or developers who are intending to sell or 
develop the site for housing.  

  Legal / Ownership Assessment* Developer Intentions* 
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Total 29 29 9 15 30 16 17 19 
Percentage 35% 35% 11% 18% 37% 20% 21% 23% 
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6.4 Achievability of Sites 

6.4.1 A site is considered achievable for development, according to SHLAA Practice Guidance, 
where there is a reasonable prospect that housing will be developed on the site at a 
particular point in time. This is based on three factors  

 Market factors – such as adjacent uses, economic viability, attractiveness of 
location and level of potential market demand.  

 Cost factors – including site preparation costs, costs relating to physical 
constraints, planning related costs, and likelihood of grant or other subsidy.  

 Delivery factors – including phasing and build out rates, the complexity of the 
partnership arrangement, and the size / capacity of the developer.  

6.4.2 It is important to note that the assessment was carried out in 2007 and close to the peak 
of the housing market. It does not take into account the subsequent downturn in the 
economy. In practice, this is likely to mean that the timescale for development is longer 
than stated in the SHLAA, for example, a site in the 0-5 year category may not be 
developed until years 6-10.  

6.4.3 This change in economic and market conditions should be a factor in subsequent 
monitoring and updating of SHLAA information. 

6.4.4 Tables 6.2 – 6.4 show the results of the assessment of each of the three factors in turn.  

Table 6-2: Cost Assessment 

  

 

 

 

 

 

6.4.5 Table 6-2 shows that the just over half of all sites (54%) fall into the High or Medium 
category for the cost assessment. This indicates that on the basis of 2007 information, for 
most of the sites, cost would not be a constraining factor on development.  

6.4.6 However, it should be noted that the economic viability of sites has changed significantly 
since 2007 and that the housing market has fallen considerably. This will have affected 
the residual land value of housing sites in all parts of the country and developers will 
therefore delay bringing sites forward until the market has picked up enough for the gross 
development value to exceed the development costs.  

6.4.7 In terms of the SHLAA, this is most likely to affect the timescales for housing sites coming 
forward. Sites that were expected to come forward immediately are likely to have stalled 
until the market has recovered and may therefore now come forward in a later time period 
than the 2007 assessment showed.  
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Total 5 39 23 14 

Percentage 6% 48% 28% 18% 
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Table 6-3: Market Assessment 

  

 

 

 

 

 

6.4.8 Table 6.3 shows that the majority of sites (78%) fall into the High or Medium category in 
terms of their market assessment. This indicates that the majority most sites have a 
reasonable economic viability and level of market demand. However, this is based on a 
2007 market which is different from the situation today where market demand has 
dropped significantly. The impact of current economic conditions on this assessment will 
be on the timescales for delivery.  

Table 6-4: Delivery Assessment 

 

 

 

 

 

 

6.4.9 Table 6.4 shows that the majority of sites (80%) fall into the High or Medium categories in 
terms of the delivery assessment. This indicates that there is a high chance that the 
factors relating to delivery (e.g. the nature of the developer, build out rates etc) will not 
constrain the development of the SHLAA sites.  This is based on 2007 information and 
has not been updated to take account of current economic conditions. 

6.5 Overall Deliverability and Phasing 

6.5.1 Table 6.5 shows the overall capacity estimates and phasing for all urban sites, presented 
ward by ward. The total estimated urban capacity is 3,280 dwellings. 
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Total  26 38 3 14 

Percentage 32% 46% 4% 18% 

  Delivery Assessment  
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Total  17 48 5 11 

Percentage 21% 59% 6% 14% 
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Table 6-5  Capacity estimates and phasing of urban sites 

 

 

 

 

 

 

 

 

 

 

 

6.5.2 Over 90% of these sites could come forward in the first ten years of the Local 
Development Framework plan period, with over 50% contributing to the rolling 5 year 
supply of sites that PPS3 requires the Council to demonstrate.  7% could come forward in 
the 11-15 year timeframe and 3% in the 15+ year timeframe.  

6.5.3 As expected, the main settlements of Welwyn Garden City and Hatfield have the largest 
number of potential housing sites, most of which, if economic conditions improve, are 
ready to come forward immediately.  

6.5.4 This estimate does not include any windfall sites, which will be an additional source of 
housing supply that should be monitored by the Council.  
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Total 
Welwyn Garden City 1425 235 118 0 1778 
Hatfield 294 781 77 0 1152 
Welwyn 28 77 0 0 105 
Oaklands and Mardley Heath 0 34 0 0 34 
Woolmer Green 0 9 0 0 9 
Digswell 0 6 0 46 52 
Cuffley 12 28 5 0 45 
Brookmans Park 18 0 23 0 41 
Little Heath 24 0 5 34 63 
Welham Green 0 1 0 0 1 
Total  1801 1171 228 80 3280 
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6.5.5 Where sites have been identified as having specific constraints which would prevent them 
coming forward in the short term, recommendations have been made as to how these 
constraints might be overcome, e.g. improving access, land assembly issues, 
environmental improvements or mitigating policy constraints. This information can be 
found in Appendix B – Site schedules.  

6.6 Broad Locations 

6.6.1 The method for investigating the potential of broad locations is set out in Chapter 3. 

6.6.2 Broad locations outside existing settlements were not assessed for the purposes of this 
SHLAA.  

6.6.3 There are a number of categories specific to Welwyn Hatfield that can be classed as 
broad locations within settlements that have been considered in this SHLAA and which 
are likely to generate significant capacity in the next 15 years. 

6.6.4 These categories, and the assumptions made about housing coming forward on these 
sites are set out below. 

Settlements with a history of redevelopment 

6.6.5 There has been a trend in some settlements of Welwyn Hatfield for redevelopment of 
large houses into flats, e.g. in Brookmans Park and Cuffley. If planning permission for 
these types of redevelopment continues to be given as it is, or if a policy is put in place to 
manage this trend, this is a source of sites that can be realistically considered to be a 
‘broad location’ within a settlement. Based on a past trend of units per year coming 
forward through this category, the total number of dwellings from this source over the 15 
year timeframe can be calculated. 

6.6.6 Dependent on the policy direction Welwyn Hatfield Borough Council decides to take on 
this matter, an update of the SHLAA would need to incorporate this as a continuing 
source of supply taking into account monitoring information.  

6.6.7 For example, in the two settlements of Brookmans Park and Cuffley, there has been a 
small net gain of 5 units between 2001 and 2007 and there was an outstanding net gain in 
2007 of 62 units (including dwellings under completion or with planning permission but not 
yet started). This is a relatively small net housing gain, but is nonetheless a valid source 
of housing capacity. 

Employment Areas 

6.6.8 Employment land which has been deemed to be surplus to requirements can often be a 
suitable source of land for housing. This has already happened in Welwyn Hatfield. 
However since the survey was carried out, the London Arc Hertfordshire Employment 
Land Review (March 2009) has been published. It shows that, looking further ahead to 
2026, it is likely that all of the existing land in designated employment areas is likely to be 
required for employment. Accordingly, this source of capacity has not been included in the 
final analysis and sites which have been identified in designated employment areas have 
been rejected.  

6.6.9 The above figures are a broad estimate of housing potential from this source. The actual 
number of dwellings that will come forward from employment land will be dependent on 
the Council’s approach to employment land as set out through the emerging LDF. This will 
be determined by the position taken with regard to Welwyn Hatfield as a centre for 
employment. 
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School / Hospital sites 

6.6.10 Another category of broad locations within or adjoining settlements is schools and 
hospitals that may be closed in the future, but where the location or size of site cannot yet 
be identified. 

6.6.11 It is recommended, therefore, that these sources be closely monitored and reviewed. 
When there is more certainty over closures or changes of use of e.g. a school or hospital, 
we would recommend that the resulting housing capacity figures be incorporated into the 
SHLAA database, including factoring these into the Council’s housing supply figures. This 
would have the advantage of preventing the release of the equivalent Green Belt land for 
development. 

6.6.12 Since the time of the survey, the Queen Elizabeth II Hospital in Welwyn Garden City has 
been identified for closure and replacement with a smaller hospital utilising part of the 
same site. The implications of this will be taken into account in updating the SHLAA.  
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7 SHLAA Monitoring and Updating 

7.1.1 By definition, the SHLAA can only be a snapshot in time, providing the estimated housing 
potential from the situation at the period of time when the study was undertaken. Bearing 
this in mind, it is therefore essential that the findings and assumptions underlying the 
assessment should be monitored over time by tracking the progress of sites and number 
of completions, as well as any possible new additions to housing sites. This section sets 
out an approach to monitoring, using the objective of ‘Plan, Monitor, Manage’ (PPS3 – 
Housing) as a grounding. This is in accordance with our presentation of the SHLAA as an 
ongoing ‘living’ database. 

7.2 Annual Monitoring Reports – Local Authorities 

7.2.1 In order to supply a flexible, responsive supply of sites, it is necessary to monitor the 
supply of deliverable sites on an annual basis. This is achieved through Annual Monitoring 
Reports, considered essential in meeting the objectives of PPS3. Such reports involve 
Local Planning Authorities performing the following tasks: 

 On a regular and frequent basis, monitoring housing planning permissions granted 
and completions, whether on previously-developed land or greenfield, in both urban 
and rural communities. 

 Reporting on progress against the housing and previously-developed land 
trajectories and, where relevant, targets and design quality objectives. 

 Setting out the actions to be undertaken where actual performance does not reflect 
the housing and previously-developed land trajectories and/or target, and is outside 
of the specified acceptable ranges. 

 Considering whether it is necessary to update the housing market and land 
availability evidence bases and review relevant Local Development Documents in 
order to be able to continue to maintain an up-to-date supply of deliverable sites. 

7.3 Annual Monitoring Reports – Regional Bodies 

7.3.1 As well as monitoring from Local Authorities, it is also essential that Regional Planning 
Bodies regularly scrutinise the housing potential of the area, and ensure that its full 
potential within the regional setting is being utilised. This is especially true in the case of 
Welwyn Hatfield, due to the pivotal role the area is targeted to play in terms of housing 
provision. 

7.3.2 It is therefore necessary that Regional Planning bodies complete Annual Monitoring 
Reports, which should be based upon undertaking the following tasks; 

 On a regular and frequent basis, monitoring progress across the region in terms of 
housing planning permissions granted, completions, whether on previously-
developed land or greenfield and in both urban and/or rural communities. 

 Reporting on progress against the housing and previously-developed land 
trajectories and, where relevant, targets and design quality objectives. 

 Setting out the actions to be undertaken at the regional level where actual 
performance does not reflect the regional housing and previously developed land 
trajectories, and/or targets. 

 Considering delivery performance in the context of the relevant national policy 
objectives. 
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7.4 Towards a Monitoring Framework 

7.4.1 Whilst completing Annual Monitoring Reports, it is crucial that sites at every stage of the 
development pipeline are considered. This incorporates those sites identified with long-
term potential in the SHLAA, through to their entry into the five years supply of deliverable 
sites, and to their eventual completion. 

7.4.2 A generic framework that facilitates this kind of monitoring is illustrated graphically in 
Figure 7.1. This should be read in conjunction with Table 7.1. It must be noted that this is 
only a framework. It puts forward a suggested technique to monitor and update the 
SHLAA. The figures chosen are not representative of this SHLAA; they are simply used to 
assist in the explanation of the monitoring framework.  

7.4.3 Each horizontal Block of Figure 7.1 (A to N) corresponds to a specific stage of the 
planning process; with Block A being the most advanced (completions prior to 
assessment) and Block N being the least advanced (broad locations identified). The 
categories of each block are provided in Table 7.1. The length of each block, as illustrated 
by the arrow above Block B, represents the potential number of dwellings within each 
stage. For example, if we use Table 7.1, we can see that in this example the number of 
units phased in the period 6-10 years (Block L), is twice the number of units phased in the 
period 11-15 years (Block M), as Block L is double the length of Block M. 

7.4.4 This method can be used to represent figures, and allow a calculation of potential units at 
every stage of the planning process, right up to the total number of dwellings at stage M. 

7.4.5 The columns separated by dotted lines in the chart represent different stages of 
deliverability/developability as identified by the SHLAA. From left to right the columns are; 

 Completions prior to the SHLAA 

 Deliverable sites (0-5 years) 

 Developable sites (6-10/11-15 years) 

 Broad locations (15+ years) 

 Sites that require monitoring  

7.4.6 The ‘sites that require monitoring’ column includes unsuitable sites and windfall sites. 
Unsuitable sites are those which were rejected in the suitability filter of the SHLAA; such 
sites need to be monitored in case conditions change meaning the sites can offer housing 
potential. 

7.4.7 In order to monitor sites that have been rated as ‘unsuitable’ it is recommend that an 
annual review of sites in the database is carried out, to update the assessment in light of 
any new information that has come forward. The sites would remain ‘unsuitable’ unless 
anything has changed, for example a policy change, or a change to circumstances such 
as new information on flood risks. 

7.4.8 Due to the fact that there is often overlap between the stages of the planning process and 
the different stages identified by the SHLAA, many of the blocks overlap the columns. 
Using Table 7.1, and remembering that the length of each block equates to the number of 
dwellings, from the example of Figure 7.1 we can assume the following: 

 The majority of units on sites granted outline consent (Block E) are considered as 
part of the five year supply of deliverable sites; although a small a minority are 
categorised as developable. 
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 In contrast, the majority of the number of units subject to developer interest (Block 
J) are deemed developable; although there is a small proportion included in the five 
year supply of deliverable sites. 

7.4.9 Through regular monitoring, and staying alert to the degree of suitability, availability and 
achievability of each site, when circumstances do change and housing potential does 
emerge, response time will be minimal. Therefore, rather than relying on infrequent large-
scale land assessments, this method of continuous monitoring ensures there is little or no 
lag-time between the emergence of potential housing sites, their identification and their 
subsequent progress into the planning process. 

 

Table 7-1: Pipeline monitoring 
Block Stage of Planning Process 

A 

 
No. of completions 2001 – 2006 (prior to capacity 
assessment) 

 
B No. of units completed post 2006 

 
C No. of units under construction 

 
D No. of units on sites granted full consent 

 
E No. of units on sites granted outline consent 

 
F No. of units on sites where consent has been granted 

for part of the land area 
 

G No. of units on sites subject to planning applications 
 

H No. of units on sites where only part of the land area is 
subject to an application 
 

I No. of units on sites where applications have been 
refused, withdrawn or subject to appeal 

 

J No. of units on sites subject to developer interest 
 

K No. of units on other sites allocated in the local plan 
review / LDF for housing 
 

L No. of units on sites phased in the period 6-10 years 
 

M No. of units on sites phased in the period 11-15 years 
 

N Other Greenfield sites – depending on the outcome of 
the “repaired” East of England Plan 
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Figure 7-1: Monitoring Framework 
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7.5 Summary and Conclusions 

7.5.1 The total number of dwellings considered to be developable during the 15 year period is 
3200 as shown in Table 6.5, with an additional 80 deliverable beyond the 15 year period. 
This figure consists of allocated or permitted sites and specific identified sites with 
housing potential.  This is based on survey work undertaken in 2007 and updated with 
any new information that has been obtained in the intervening period.  

7.5.2 1801 dwellings are considered deliverable within the first five-year period of the Local 
Development Framework, which will be included in the Council’s five-year housing land 
requirements. This includes sites that require allocation through the Core Strategy, which 
is currently at the Issues and Options consultation stage.  

7.5.3 The Assessment should be updated on an annual basis. This monitoring will allow the 
Council to follow specific sites through to development, identify new sites coming into the 
planning process and accurately count housing delivery against the requirements of the 
“repaired” East of England Plan. 

7.5.4 This assessment was based on urban sites only. If the “repaired” East of England Plan 
identified a level of housing growth likely to necessitate the release of land from the green 
belt, then a further, Phase 2, SHLAA will be produced containing details of sites identified 
in the green belt.  




