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Introduction

1.1 This Technical Paper forms
part of a series of background
papers prepared on behalf of
Gascoyne Cecil Estates (GCE)
to support its representations
submitted in respect of the Welwyn
Hatfield Local Plan (WHLP) and
East Herts Local Plan (EHLP). All
photographic images presented
in this paper relate to mineral and
waste operations at Birchall.
1.2 The representations submitted
on behalf of GCE set out the wider
concerns in relation to the impacts
of the proposed strategic housing
allocation at Birchall (Policy SDS2
of the Welwyn Hatfield Local Plan
Submission Draft and Policy EWEL1
in the East Herts Local Plan). These
concerns include the perceived harm
upon the openness of the Green Belt,
the setting and wider appreciation of
designated heritage assets, nature
conservation interests, contaminated
land and noise and air quality.
1.3 This paper focusses on the
historic use of the land to the north
and south of Birchall Lane for
quarrying and landfill operations
and its proposed identification
as a strategic housing allocation
in both Local Plans that will
contribute to the joint future
housing needs of Welwyn Hatfield
Borough and East Herts District.
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1.4 The primary source of
information that is presented in
this paper is based on a review
of minerals and waste planning
records held by Hertfordshire County
Council (the minerals and waste
planning authority). Secondary
sources include information from
the Environment Agency and
Environmental Reports that have
been prepared on behalf of the land
promoter/owner Lafarge Tarmac.
1.5 It is noted that the Welwyn
Garden City Society have also
prepared a representation on
the suitability of the site for
future housing development.

Source: Environment
Agency, date unknown.
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2

Birchall Garden
Suburb proposals

Strategic Location
2.1 The land shown in Appendix 1
identifies the general area of
the proposed strategic housing
allocation known as Birchall Garden
Suburb. The area straddles the
administrative boundaries of two
local authorities, Welwyn Hatfield
Borough Council (WHBC), and East
Herts District Council (EHDC). The
allocations are respectively referred
to in the submitted Local Plans
as SDS2 (WGC5) and EWEL1.

Proposed Land Uses
2.2 The land at Birchall Garden
Suburb is allocated for 2,550
new homes; 1,200 homes in
WHBC (Policy SP19) and 1,350
homes in EHDC (Policy EWEL1).
Objections to these policies and
the proposed strategic allocation
have been made by GCE.
2.3 The proposed land uses
are identified in the draft
policies in each Local Plan
and comprise the following:
›› 2,250 new homes (private
and affordable homes)

›› An all through school comprising of
new secondary school up to 8 FE
and a 2FE primary school in EHDC
›› A new primary school up
to 2 FE in WHBC
›› Dual use facilities for
the school sites
›› A gypsy and traveller
site for 15 pitches
›› A main neighbourhood centre
(in the East Herts part) and
a small neighbourhood
centre in WHBC part)
›› An employment area
›› Community facilities including
health care and leisure facilities
›› Formal and informal open
spaces for leisure and recreation,
including play areas, sports
facilities, allotments, and
community orchards
›› Green Infrastructure Corridor
forming part of the link between St
Albans and Hertford to provide:
›› Ecological networks

›› Housing for the elderly
›› Serviced plots for Self-Build
and Custom-Built homes

Birchall Garden Suburb | Contamination and Site Suitability

›› Accessible to existing
and new communities
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Source: Environment
Agency, date unknown.

›› Upgraded routes for
walkers and cyclists
›› Safe routes for wildlife
›› Protecting and enhancing
wildlife assets
›› Animal infrastructure and
undisturbed areas for wildlife
›› Landscaping and planting
›› Sustainable drainage
and flood mitigation.
2.4 The intention of the strategic
allocation is to provide a sustainable
development with a comprehensive
range of land uses that can fulfil
the requirements of delivering
sustainable development.
Former Household Waste and
Mineral Operations at Blackbridge
Tip, Wheathampstead, Herts
2.5 GCE’s principal concern is the
suitability of significant parts of the
proposed allocation for the land uses
that are intended to be delivered
and the potential conflict with the
former use of large parts of the
allocated site for mineral extraction
and subsequent landfill operations.
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2.6 These concerns are not
dissimilar to those expressed
by the Wheathampstead and
District Preservation Society
in relation to the potential reopening of the Blackbridge Tip at
Wheathampstead in the early 1990’s.
2.7 Like at Birchall, Blackbridge
Tip was used for mineral extraction
and landfill refuse waste operations
until the early 1970s. Proposals to
reopen and restore the site were
given planning permission in 1993
following a Public Inquiry. Generally,
the proposals for restoration
involved depositing 700,000 cubic
metres of inert waste onto the
site. The effects of depositing this
amount of waste onto the site was
challenged by local resident and soil
mechanics expert Professor John
Burland in opposing the granting of
disposal licence to the Environment
Agency. He had indicated to the
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Environment Agency that there was
every likelihood that the waste being
deposited would “squeeze” the
putrescible material that was buried
in the ground which would then
lead to leaching into the River Lea.
2.8 GCE considers that there are
parallels to be drawn between
Blackbridge Tip and Birchall
particularly in the period between
the mid1980s and early 2000s
where evidence (cited in this
document) indicates that areas of
historic landfill were the subject
of planning applications to repair
land depressions to prevent
standing water from leaching into
the landfilled waste beneath.
2.9 The next section of this
Technical Paper considers
this aspect in further detail.
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Historical use of land

3.1 The land that forms the strategic
allocation has been occupied
and used at various times for the
excavation and working of minerals
including subsequent landfill and
restoration operations. The map
at Appendix 2 illustrates the
extent of the land that has been
subject to landfill superimposed
on the Birchall Garden Strategy
Diagram in the WHLP showing the
relationship between the areas of
landfill and proposed public open
space, housing and employment
forming part of the Birchall Garden
Suburb proposals. The Environment
Agency’s 2013 map (also attached
at Appendix 2) illustrates further
historic landfill to the southeast
and west (beyond the area of the
strategic housing allocation).
3.2 The former mineral workings
and land fill site covered an
extensive area and make up
a significant proportion of the
proposed site allocation. Most
of the mineral extraction and
landfill operations took place in
WHBC area and consequently the
former operations have a greater
significance on a substantial part
of the proposed allocation.

3.3 The critical proposed
land uses that are located on
the former mineral extraction
/ landfill site include:
›› An area of proposed housing
extending to approximately
64 ha (158 ac) with a capacity
for 1,200 new homes (at 40
dph net) representing 10% of
the total allocation in WHBC
›› The proposed employment area
›› Holwell Park Wood, an existing
wildlife and landscape feature and
part of the public open space
›› A continuation of the Green
Corridor through the site with
unrestricted public access
›› Existing and proposed
rights of way
›› New landscaping and planting
in the form of a green buffer
›› A 2 FE primary school
›› The new main vehicular access
route through the site
›› The principal vehicular access
to the proposed development
off the A414/B195 roundabout
›› A substantial area of
water at Holwell Hyde.
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Source: Environment
Agency, date unknown.
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Minerals and waste
planning records

4.1 Minerals extraction and
subsequent landfill has taken place
on the area to the south of Birchall
Lane since the early 1920s although
documentation recording the nature
and content of the early extraction
that pre-dated the 1947 Town and
Country Planning Act that introduced
the need for planning permission is
not comprehensively documented.
4.2 There is an extensive planning
history at the site relating to minerals
extraction, landfill and restoration.
These records have been distilled
further in order of their relevance
and are presented at Appendix 3.
4.3 The information obtained
from these records is
summarised in chronological
periods as set out below.

Summary of relevant
planning records
4.4 Prior to 1947: Detailed
documentation of excavation and
landfill operations at Birchall prior
to the advent of the Town and
Country Planning Act are limited.
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4.5 Period between 1947–1978:
Planning records evidencing mineral
excavation commenced in 1947/8
where the excavation of sand and
gravel was granted to Inns and Co.
Ltd (E/009-48 and E-598-49, see
Appendix 4). These records also
refer to the land being “under existing
permission” for working of minerals
measuring an area of 386 acres prior
to these permissions, which would to
some extent support the arguments
that the site has been actively
worked since before this period.
Concurrent with these permissions
was a separate consent to backfill
with household waste although no
further evidence or description of
the composition is provided. The
location of the mineral working and
backfilling is located to the north
of the former Hertford to Hatfield
Railway branch (now the Cole Green
pedestrian/cycle way) (Appendix 4).
4.6 A planning permission in 1955
(E-1403-54) refers to an extension
to sand and gravel workings at
the same part of the site referred
to in E-009-48 and E-598-49
including the tipping of refuse.
The precise nature of the landfill
material was not specified in the
permission but it is assumed that it
provided for the continued tipping
of domestic household refuse.
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4.7 Planning permission in 1964
(E-1488-63) specifically allowed for
the refilling of an existing pit with
imported waste at Holwell Hyde. The
record indicates that 7 acres were
filled with clean material and the
remaining 10 acres with household
waste. Correspondence from the
Regional Advisory Water Committee
refer to the Lee Conservancy
Catchment Board concerns in
respect of past incidences of
pollution to the nearby brook (see
Appendix 5). The accompanying
map attached to its comments
identifies areas of the eastern
tip where pollution of the hollows
and waterways had occurred.
4.8 Planning permissions in the
1970s allowed for the continuation
of the working of minerals in
the Holwell Park Wood area.
Restoration of excavated areas
by using putrescible and nonputrescible waste was permitted in
this area. The annotated plans in
Appendices 6 and 7, which have
been obtained from the Minerals
and Waste Planning Archive, contain
typed and handwritten notes made
by Council officials recording the
various activities being conducted.
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4.9 Period between mid-1980s
and 2000: Works in the 1980s (refer
3/0460-84) proposed the raising
and filling of part of an existing
landfill site located to the west
of the disused railway (now Cole
Green Way) (see Appendix 8).
4.10 The land in question was the
subject of depressions and uneven
surfaces (caused by rainfall) which
inhibited rainwater runoff. The issues
described are noted in an officer’s
report relating to planning application
3/1483-85FP where it is stated that
standing water would infiltrate into
the existing waste landfill and mix
with it to form leachate which then
moved into the groundwater and
then the River Lea (see paragraph
3 of report at Appendix 9).
4.11 Planning applications in the
early 1990s (Refs: 3/0501-91,
3/0438-92, 6/0314-92, 3/0815-91,
and 6/0406-91) relate to Interim
Development Order permissions,
the essence of which were to reregister active or dormant sites. The
advent of the Environment Act 1995
placed a duty on County Councils
to review and update mineral
planning permissions to ensure
that the most modern methods of
operating, restoration and aftercare
procedures were adopted. During
this period, restoration relied on
using inert, clean waste only.
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4.12 The problems relating to the
extent of leachate and landfill gas
were acknowledged once more in a
meeting note prepared by the County
Council following a pre-application
discussion with Redland Aggregates
in respect of their proposals to
import inert material onto the site
to remedy defective restoration of
land. The note raises uncertainty
as to whether problems of landfill
gas and leachate still existed at
the site (see Appendix 10).
4.13 Period from 2000 to date: The
planning records reviewed in this
period mainly relate to operations
for the recycling of inert waste in the
Cole Green. There are references
made to historical landfill although
no further details are available.

5

Other information

Environmental reports
(Royal Haskoning DHV)
5.1 Three environmental reports
have been produced on behalf of
the land owner Lafarge Tarmac
covering the northern, central, and
southern parts of the proposed
allocation. The assessments
address ground conditions,
landfill gas, groundwater, and soil
contamination. The analysis attempts
to qualify the risk to human health
in view of the landowners desire
to secure the site as a strategic
housing allocation with some
mixed-use development including
schools and community facilities.
5.2 These reports have
been produced to be read in
conjunction with one another.
The respective “Executive
Summaries” including location
maps for each area investigated
can be viewed at Appendix
11a, b and c of this document.
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Birchall Farm Site
Characterisation and Generic
Quantitative Risk Assessment
5.3 The first report is focused on
the land to the north of Birchall Lane
(Birchall Farm) (see Appendix 11a).
5.4 From on-site investigations
and subsequent monitoring rounds,
groundwater was encountered in
some of the exploratory boreholes.
It also indicated a groundwater
water flow to the south.
5.5 Soil samples from an infilled
historical moat recorded a range of
Potential Contaminants of Concern
(PCOC) at concentrations that
could represent an unacceptable
risk to human health.
5.6 Unexploded ordnance
was also identified.
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Cole Green Former Mineral
Workings Soil Survey and Generic
Quantitative Risk Assessment

Cole Green Preliminary Site
Characterisation and Generic
Quantitative Risk Assessment

5.7 The second report is focused
on the central area comprising the
land to the south of Birchall Lane
and Cole Green Lane extending to
Howick’s Wood to the northwest and
Holwell Park Wood to the east (see
Appendix 11b). The site allocation
plan for Birchall (Figure 12 of the
Regulation 19 pre-submission
Local Plan) indicates this part
of the site will be designated as
an area of public open space.

5.10 The third report is focused
on the area remaining to the
south and west of the central
area. Hertford Road and the
A414 defines the southernmost
extent of this investigation
area (see Appendix 11c).

5.8 Accordingly, site investigations
in this location are only based on
examining shallow fill/deposits
(from boreholes) for contamination
and ground gas generation and
its impacts on human health.
5.9 The report indicates that
the investigations encountered
incidence of soil contamination
containing asbestos fibres
and PCB (Polychlorianted
Biphenyls) compounds.
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5.11 The report indicates that
ground condition investigations
were undertaken in two phases.
In december 2013, trial pits were
formed and in January 2014
boreholes were sunk. The report
indicates that the scope of the
works were not completed due
to severe rainfall making ground
conditions difficult. The investigations
were rescheduled to take place
in early May 2014. The results of
this further investigation have not
been made available for review.
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5.12 The findings from the first two
phases of investigation indicate
that groundwater strikes/seepages
were predominantly recorded
within the “Made Ground and sand
and gravel horizons”. General
groundwater flow was identified to
be moving in a southwest direction.
The report also notes that during
sampling from one of the field drains
(location not indicated) there were
strong landfill/hydrocarbon odours
adjacent o the landfill boundary.
5.13 On-site surface waters
are also noted to represent an
unacceptable risk to human health.
5.14 Further occurrences of
asbestos and organic compounds
were noted around two tracks,
the public thoroughfare Holwell
Hyde Lane and the farm track
running from the fishing lake
to the north of Burnside.
5.15 In conclusion, the reports
suggest that the land to the north
of the site would require less
mitigation relative to the south and
west of the site where extensive
documented landfill operations
have taken place over time.

5.16 The reports commonly refer
to the adoption of conventional
engineering techniques at the
enabling works stage and/or during
development to mitigate the variety
of issues identified from the field
investigations. It is unclear whether
the cost of remediation will represent
an abnormal development cost
and what impact this will ultimately
have on delivery of housing
and supporting infrastructure to
provide for the future needs of
both WHBC as well as EHDC.

Wardell Armstrong
Assessment
5.17 In view of the serious concerns
that GCE has over the suitability
of the land for development it has
commissioned Wardell Armstrong
(Environmental Engineers and
Consultants) to evaluate the work
undertaken by Royal Haskoning
DHV. A separately bound report
has been produced by Wardell
Armstrong which should be read in
conjunction with this Technical Paper.

5.18 The Wardell Armstrong
critique is objective and concludes
that insufficient investigation
has been undertaken to satisfy
published industry guidance.
Crucially it highlights that
insufficient investigation has been
undertaken to reliably determine
the extent, depth or nature of the
landfill material that has been
deposited in the former mineral
extraction area. The instability of
the land contamination provides
an opportunity for ground gases,
vapours, and leachates to migrate
beneath the proposed residential
development area at concentrations
which pose a significant risk
to human health. Furthermore,
insufficient consideration has
been given to the potential risk to
potable groundwater abstraction.
5.19 In the light of the findings
reached by Wardell Armstrong the
Birchall Garden Suburb allocation
is inappropriate for the level and
nature of development proposed.
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Environment Agency
information
5.20 The site comprising the
strategic housing allocation area
is located within a significant
groundwater catchment area
(see Appendix 12). The complex
and somewhat unknown nature
of groundwater in the area has
been alluded to in earlier planning
records relating to incidences of
leachate, and more recently in 1989
when Redland Aggregates sought
permission to import inert earth to
vary contour profiling on the Cole
Green landfill site. The consultation
response of the Waste Regulation
Unit at Hertfrodshire County Council
is particularly definitive in that it
acknowledges that the area has
a “complex hydrogeology” and
cites that perched aquifers are
“probably already polluted” (see
paragraph 4 at Appendix 13).
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5.21 Pollution incidences and
subsequent investigations have
been recorded by the Environment
Agency, as shown at Appendix 14.
A cluster of incidents categorised
as significant are recorded
along the urban edge of Welwyn
Garden City at Hall Grove which is
concurrent with the western edge
of the strategic housing allocation.
One further significant incident is
recorded at the Burnside site which
is currently occupied by BP Mitchell
as a waste recycling and transfer
station. The nature of the incidents
noted comprise contamination
of water with sewage material.
Scoping Opinion
5.22 Tarmac (as landowner and
promoter) has formally sought a
scoping opinion of Welwyn Hatfield
Borough Council (WHBC) in
accordance with the Environmental
Impact Assessment Regulations in
anticipation of its allocation at Birchall.
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5.23 The Environment Agency
(EA), as a statutory consultee, has
identified in its response to WHBC
a range of potential risks that need
to be assessed by Lefarge Tarmac
(see Appendix 15). The potential
risks identified by the EA are:
›› Groundwater – The Thames
River Basin Management Plan
(TRBMP) has determined that
both groundwater and surface
water currently are in ‘poor’
condition in the vicinity of the
site and would therefore need
to be included in its assessment
of the impacts. The EA also
indicates that the site is located
in a Nitrate Vulnerable Zone for
surface water, partially within a
Safeguard Zone for bromate and
within several Source Protection
Zones for public water supplies.
The risks to these sources will
need to be properly assessed.
›› Contamination – All existing
sources of contamination affecting
the site and all potential pathways
should be identified and assessed
relative to the potential receptors.
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›› Historic Landfill – The EA
recognises that it is “probable”
that the area of open space at
Birchall will need to be capped
to ensure it does not pose a
risk to the environment or future
inhabitants. It also indicates that
capping may have implications
for landfill gas management
as a capping layer will alter the
existing flow routes particularly
at the construction stages. Again,
recognising the significance
of these issues, the EA has
requested that a dedicated section
in the Environmental Impact
Assessment (EIA) is provided to
exclusively deal with this concern.
›› Environmental Permits – Given
the known sensitivities onsite and
its implications for future housing
development, the EA advises that
environmental permits may be
required and therefore should be
clarified in the EIA. With regard
to mineral extraction, the EA
raises the prospect that the future
restoration of the land to the north
of Birchall Lane by backfilling
with imported waste material may
mean that housing is not viable.

5.24 The EA also refers to the
two existing waste management
sites Ecoaggregates on Birchall
Lane and Burnside on the A414
including a further site seeking an
Environmental Permit adjacent to
the northern part of the development.
It restates its concerns that new
development within 250m of existing
waste facilities can result in future
communities being exposed to
odour, noise, and dust impacts. The
site layout should look to minimise
problems between these existing
facilities and the new community.

Landowners Proposals
5.26 Information relating to the
extent of historic landfill operations
at Birchall has been sourced from
a range of planning records held by
Hertfordshire County Council (as
the waste and minerals planning
authority) including the EA, which
as the regulatory authority has
been responsible for licensing
landfill operations since 1996.

5.25 The EA has identified a range
of risks associated which reinforces
the preceding qualitative concerns
already highlighted in earlier sections
of this paper. GCE emphasises that
it is important that the EIA provides
a robust and unambiguous analysis
of all the identified risks to ensure
that that the suitability of the site
for housing and it deliverability
can be determined properly.
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5.27 By comparing the information
used by Lafarge Tarmac (landowner
and promoter) in its promotional
documentation for the new housing
allocation against information
available from Hertfordshire
County Council and EA it is
evident that there are significant
differences in the extent of the
historic landfill. To illustrate these
differences, a composite plan has
been prepared which combines
the information shown on Lafarge
Tarmac’s illustrative plan on page
10 of its promotional document
with a similar but more detailed
plan submitted to Hertfordshire
County Council in connection with
a planning application for proposed
inert waste recycling facility to the
north (see Appendix 16). The
composite plan is particularly helpful
again in highlighting the unknown
extent of historic landfill and more
importantly the implications this
poses for the future delivery of the
Birchall Garden suburb proposals.
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Tipping domestic waste in to an
anaerobic lagoon, 1979.
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6

Conclusions

6.1 This technical paper supports the
representations made by JB Planning
on behalf of GCE in October 2016.
6.2 The records reviewed in this
paper confirm that the land to the
south of Birchall Lane has been the
subject of extensive mineral workings
and subsequent landfill operations
dating back to the 1920s, if not before.
Much of the landfill in the early part
of the 20th Century is referred to
only as household waste; its true
composition is therefore unknown.
6.3 In the absence of records
documenting the precise nature of
the waste used for landfill purposes,
its composition, and the way in
which the operations were managed
considerable doubt arises as to
whether the land being allocated
by Local Plan Policy SDS2 is
suitable for residential development
and sensitive end uses such as
schools and community facilities.
6.4 The suitability of the land for
development requires a thorough
investigation and the implications
should be fully and properly
assessed as the records indicate
that ground movement is still
taking place. This is evidenced
by the need for the landowners to
apply for planning permission to
rectify/remedy known problems.
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6.5 Furthermore, there is reference
by council officers in meeting notes
concerning the incidence/occurrence
of leachate into the river courses
as well as the potential pollution of
nearby water aquifers. The technical
environmental reports produced
for the landowner together with
EA information confirm that there
is groundwater activity across a
substantial proportion of the site
allocation as shown in the composite
plan Appendix 15. It is essential
to understand how the landowner
would seek to mitigate the potential
for continued leaching into water
courses and nearby aquifers.
6.6 It is noted that the environmental
reports seek to provide assurances
that the land is suitable for new
housing and other mixed uses through
on-site remediation at the development
stage. It remains unclear however
whether the costs of doing so would be
prohibitive in nature such that it could
impact on the ability to deliver the
quantum of housing being proposed
as well as the supporting infrastructure.
6.7 Overall, it is evident from the
information obtained from the available
records that the suitability of the site
to accommodate a new mixed-use
community of 2250 homes should
be scrutinised very carefully before
any irreversible decisions are made.

15

New soakaway beside liquid
disposal lagoon. Source:
Environment Agency, 1980.

Appendix 1

Location of proposed strategic housing
allocation known as Birchall Garden Suburb
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Figure 1: The administrative boundaries and the location of the proposed
Birchall Garden Suburb (Source: Amended OS Mapping)
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Appendix 2

Historic landfill area mapped onto Birchall
Garden Suburb and landfill in the wider area
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Appendix 3

Relevant planning records relating to
mineral extraction and landfill on land
known as Birchall Garden Suburb
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Table 1: Relevant minerals and waste planning history at Birchall (Source: Herts County Council 2017).

Former Reference
E/0598-49
E/0009-48
E/1403-54
E/1488-63
3/0255-75
6/0042-78
3/0132-78
6/0460-84
6/0651-85
3/1483-85
6/0570-89
3/0501-91
3/0438-92
6/0314-92
3/0815-91
6/0406-91
3/1570-05
3/2261-12

3/1124-15
PL\COND\0779\16
3/2035-12

A8

Proposal
Sand & gravel extraction
Sand & gravel extraction etc
Extend sand & gravel works
Refuse disposal
Extract sand Holwell Park Wood
Extract sand & refill with h/hold waste
Excavation of sand & gravel & restoration to agriculture by controlled filling
Raise the height of part of the existing landfill site by a max height of 3m and carry out a
comprehensive restoration scheme
Extend landfill operations and amend the contours
Extend landfill operations and amend the contours
Importation of clear inert wate materials to vary contouring
Continuation H/H Waste Site
Registration of IDO Permission
Registration of IDO Permission
Deposit of waste to raise land
Deposit of waste to raise land
Inert waste recycling operation to produce secondary aggregates and soils for exportation
incorporating reclamation of existing derelict land
Proposed variation of condition 4 (Time limit for completion), 5 (Limit of operations), 6
(Landscaping) and 13 (Phased restoration plan to be submitted) and the removal of
condition 15 (Number of operational phases restricted) of planning permission 3/1974-07
Discharge of conditions 6 (Landscaping) and 7 (Restoration of Northern Boundary) relating
to planning application 3/2261-12 at Eco Aggregates, Land at Birchall Lane/Cole Green
Lane, Hertfordshire
Discharge of conditions 8 (Drainage Scheme) and 13 (Phased Restoration plan) relating to
planning application 3/2261-12 at Eco Aggregates, Land at Birchall Lane/Cole Green Lane,
Hertfordshire

Status
Permitted
Permitted
Permitted
Permitted
Permitted
Permitted
Permitted
Permitted

Decision Date
23-Jun-1949
29-Jun-1949
17-Mar-1955
02-Jan-1964
31-Oct-1975
19-Jun-1978
04-Oct-1979
26-Mar-1985

Refused
Refused
Refused
Non determination
Permitted
Permitted
Permitted
Permitted
Conditionally Permitted

22-Jan-1986
22-Jan-1986
07-Jun-1989
11-Feb-1992
30-Jun-1992
30-Jun-1992
25-Aug-1993
25-Aug-1993
04-Jan-2006

Conditionally Permitted

27-Feb-2013

Registered

Outstanding

Registered

Outstanding

Proposed inert waste recycling facility including associated stockpiling, maintenance
Conditionally Permitted
infrastructure, access and landscaping
Discharge of condition 6, 10, 12, 17, 18, 21, 22 and 24 on planning permission 3/1124-15
Initiated
Proposed variation of condition 4 (Time Limit for Completion) of planning permission 3/1974- Awaiting Decision
07 to allow an extension of time limit for completion of the works on site from 4 January
2013 until 4 January 2018
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04-Feb-2016
Outstanding
Outstanding

Appendix 4

Location of sand and gravel extraction
as consented in 1948–49 including
associated planning notice: (Source:
HCC Minerals Planning Archive)
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Appendix 5

Comments from The Regional Advisory
Water Committee (1964) including
associated map (Source: HCC Minerals
and Waste Planning Archive)
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Appendix 6

Excavation works and landfill at Holywell
Park Wood including associated
planning decision notice (Source: HCC
Minerals and Waste Planning Archive)
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Appendix 7

Map showing areas of refuse
tipping (Source: HCC Minerals
and Waste Planning Archive)
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Appendix 8

Area of proposed raising and filling
including associated planning
decision notice (Source: HCC Minerals
and Waste Planning Archive)
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Appendix 9

Officers’ report referring to leaching into
water courses including background
planning documents (Source: HCC
Minerals and Waste Planning Archive)
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Appendix 10

Meeting note between Redland
Aggregates and County Council referring
to uncertainty of the extent or nature of
landfill gas and leachate problems at
Cole Green including related background
correspondence (Source: HCC Minerals
and Waste Planning Archive)
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Birchall Farm Site Characterisation
and Generic Quantitative Risk
Assessment 6/10/14
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Birchall Farm Site
Characterisation and
Generic Quantitative
Risk Assessment
6/10/14
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Executive Summary

Introduction
Lafarge Tarmac own land at Cole Green (within Welwyn and Hatfield) and land at Birchall Farm (within East Herts), both
which of which are located on the south eastern fringe of Welwyn Garden City. The land is being actively promoted as
an extension to Welwyn Garden City in the form of a new Garden Suburb to be allocated within the emerging local plans
for both Welwyn and Hatfield Borough Council and East Herts District Council. The Lafarge Tarmac landholding lies to
the north west of the sweeping bend on the A414, including land on both sides of the B195 Birchall Lane.
The extent of the land being promoted for development at Birchall Farm, which is the subject of this report, is located to
the north and south of Birchall Lane, and borders the A414. The southern plot also borders the former Cole Green
mineral workings. The site is currently used to grow crops by tenant farmers and has no history of mineral extraction or
filling. Future development will include localised mineral extraction, restoration and subsequently a mixed use
development including residential dwellings.
Royal HaskoningDHV (RHDHV) was commissioned by Lafarge Tarmac to develop and implement a site characterisation
strategy and subsequent Generic Quantitative Risk Assessment and advise on the suitability of the site for a proposed
mixed use including residential properties. The strategy incorporated the collection of soil and groundwater samples
from across the site, ground gas monitoring and subsequent data assessment. The assessments presented in this
report follow current standards and guidance.
Based on the information currently available the overall conclusion is that there are no significant constraints to
development of the site for a mixed end use. Where mitigation is required this can be addressed through
design/conventional engineering/the adoption of remediation techniques either at the enabling works stage/during
redevelopment. Some examples of such techniques are given in the report.
Ground Conditions
The intrusive investigation was undertaken in July 2014 and comprised a targeted and non-targeted investigation to
obtain data from across the site and comprised boreholes, machine excavated trial pits and hand dug trial pits. All of the
boreholes were installed with combined groundwater and gas monitoring wells to facilitate the collection of groundwater
samples and the monitoring of groundwater levels and ground gas concentrations. Soil samples were obtained from the
top meter and, to a lesser extent throughout the depth profile of the exploratory holes for laboratory determination of
potential contaminants of concern (PCOC) and leachability analysis.
The ground investigation indicated that the geological strata at the site comprised limited areas of topsoil/Made Ground
overlying alternating horizons of clay and sand of varying thicknesses at all exploratory holes. The clay deposits were
generally described as firm. Although Made Ground was encountered the only observable anthropogenic material
identified was brick, clinker, asphalt and ceramics associated with a former moat located adjacent to the farm complex
on Birchall Farm north; and brick in the vicinity of a former ʻchalk pitʼ also located on Birchall Farm north. However, there
was no visual/olfactory evidence of gross contamination at any of the exploratory hole locations.
Groundwater was encountered in the more permeable horizons in some of the exploratory holes during the intrusive
investigation and subsequent the monitoring round and is likely to represent a perched groundwater body. Assessment
of the groundwater levels tentatively indicates a local groundwater flow to the south.
Risk to Human Health and Controlled Waters
On completion of the intrusive investigation and receipt of the laboratory data a Generic Quantitative Risk Assessment
was undertaken to determine the presence of unacceptance risks to human health and controlled waters. The
assessment indicated that the majority of the PCOC are not likely to represent an unacceptable risk to site users
assuming a mixed use development, or a major constraint to development.
Soil samples from an infilled historical moat recorded a range of PCOC at concentrations that could represent an
unacceptable risk to human health. However, such risks can be mitigated through design/remedial methods. For
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example there is scope to design the layout such that sensitive end uses avoid areas of contamination. Alternatively, the
risk could be mitigated through a range of remedial measures such as localised excavation and off-site disposal;
biological, chemical, physical and thermal remedial techniques. However, based on the data presented in this report the
presence of these substances at the site is not likely to represent a major constraint to development.
Ground gases were generally not detected. A preliminary assessment of the gas results indicated a Gas Characteristic
Situation of 1. This indicates a very low risk and does not require any special precautions to be adopted in residential
buildings, therefore the gas regime is not likely to represent an unacceptable risk to site users assuming a mixed use
development, or a major constraint to development.
There is evidence that seven high explosive bombs fell on the site during WWII. Four of these fell in the area next to the
southeast corner of Birchall Wood. This area is considered to have a moderate unexploded ordnance (UXO) hazard
level to account for the possibility of an unexploded bomb being present. No other significant sources of UXO have been
identified for the site. Zetica consider that the UXO hazard level on the site can be zoned from low to moderate. Risk
mitigation measures will be required during any intrusive works by site contractors.
Notwithstanding these conclusions RHDHV understand that the landowner will implement additional engineering
measures to further reduce potential exposure pathways.
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Cole Green Former Mineral Workings
Soil Survey and Generic Quantitative
Risk Assessment 6/10/14
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Introduction
Lafarge Tarmac own land at Cole Green and land at Birchall Farm, which is located on the south eastern fringe of
Welwyn Garden City and which is being actively promoted as an extension to Welwyn Garden City in the form of a new
Garden Suburb to be allocated within the emerging local plans for both Welwyn and Hatfield Borough Council and East
Herts District Council. The Lafarge Tarmac landholding lies to the north west of the sweeping bend on the A414,
including land on both sides of the B195 Birchall Lane.
The extent of the land being promoted for development includes the former mineral workings which Redland Aggregates
and its predecessor companies owned and operated at Cole Green. The former mineral workings was restored to the
current landform by landfilling which ended in the early 1980s prior to being landscaped. Lafarge Tarmac has monitored
Cole Green as part of its environmental monitoring programme for thirty years including monitoring groundwater, surface
water, and landfill gas. The landfilled former mineral workings will not be built upon but will potentially become a new
Country Park crossed by footways and cycleways, including long-term arrangements for management and maintenance.
Royal HaskoningDHV (RHDHV) was previously commissioned by Lafarge Tarmac to carry out a desk based study in
connection with the wider land holding. The findings of this study confirmed the need for further studies to provide
further clarification with respect to the conclusions of the desk based study. As such RHDHV were commissioned to
undertake a soil survey at the site and subsequent data assessment and advise on the suitability of the site for the
proposed public open space end use. The assessments presented in this report follow current standards and guidance.
The proposed end use for this site is public open space, therefore the key receptors are considered to be human health
(site users/construction workers/maintenance workers) that could be at risk from potential contaminants within the
shallow soil/fill deposits and from ground gas generation. Therefore, this report focusses on the risks to human health
from shallow soil contamination and ground gas.
Ground Conditions
A soil survey was undertaken in June 2014 and comprised a targeted and non-targeted investigation to obtain data from
across the site. A total of forty-nine exploratory holes were progressed using a hand auger to a target depth of
approximately 1.0 metre below ground level (mbgl) to provide an indication of the nature and distribution of the shallow
soils and to facilitate the collection of disturbed soil samples for laboratory analysis.
Topsoil was encountered at the majority of the exploratory holes and was underlain by Made Ground. In most cases the
top soil was vegetated with grass (other vegetation to a limited extent), although in some locations vegetation was
absent. At the majority of exploratory holes the thickness of topsoil did not extend beyond 5.0cm, and was less than
5.0cm at a limited number of exploratory holes.
Following completion of the soil survey and receipt of laboratory data an assessment of the risk to human health was
undertaken, including a review of gas monitoring data provided by Lafarge Tarmac. The data assessment confirmed that
concentrations of the majority of the potential contaminants of concern did not exceed the laboratory limits of
detection/the Generic Assessment Criteria and do not represent an unacceptable risk to human health assuming a public
open space end use.
Four samples contained asbestos fibres and asbestos containing material, and three samples exhibited elevated
concentrations of PCB* compounds, although the results were not indicative of widespread contamination. Whilst the
presence of these potential contaminants of concern may represent an unacceptable risk to human health, such risks
can be mitigated through design/remedial measures, and do not represent a constraint to reuse of the site as a country
park. Some examples of such remedial measures are given in the report. Notwithstanding these conclusions RHDHV
understand that the landowner will implement additional engineering measures to further reduce potential exposure
pathways.
*Polychlorinated biphenyls (PCBs) were widely used as dielectric and coolant fluids, for example in transformers, capacitors, and electric motors, and are typically associated with
oils.
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Introduction
Lafarge Tarmac own land at Cole Green (within Welwyn and Hatfield) and land at Birchall Farm (within East Herts),
which is located on the south eastern fringe of Welwyn Garden City and which is being actively promoted as an
extension to Welwyn Garden City in the form of a new Garden Suburb to be allocated within the emerging local plans for
both Welwyn and Hatfield Borough Council (WHBC) and East Herts District Council (EHDC). The Lafarge Tarmac
landholding lies to the north west of the sweeping bend on the A414, including land on both sides of the B195 Birchall
Lane and crossing the district boundary between WHBC and EHDC.
The extent of the land being promoted for mixed use development at Cole Green, which is the subject of this report, is an
ʻLʼ shaped site bordered to the north by residential housing south of Cole Green Lane, to the east by a former landfill, to
the south by the A414 and the west by residential housing off Howlands and Commons Wood Nature Reserve and is
accessed off Holwell Hyde Lane. It lies adjacent to the western and southern boundary of the former mineral workings
and has no history of mineral extraction or filling. The site is currently used to grow crops by tenant farmers. Any future
built development will be on the virgin land currently utilised for the growing of crops.
ʻThe Siteʼ forms part of a larger land holding. The wider land holding comprises an area of mineral workings which
Redland Aggregates and its predecessor companies owned and operated at Cole Green. The former quarry was
restored to the current landform by landfilling which ended in the early 1980s prior to being landscaped. Lafarge Tarmac
has monitored Cole Green as part of its environmental monitoring programme for thirty years including monitoring
groundwater, surface water, and landfill gas. The landfilled former quarry will not be built upon but will become a new
public park crossed by footways and cycleways.
RHDHV were previously commissioned by Lafarge Tarmac to carry out a desk based study in connection with the wider
land holding which was submitted to WHBC in January 2013. The findings from these activities helped to clarify data
gaps and prepare a preliminary intrusive site investigation comprising the collection of soil and water samples for
laboratory analysis from the unworked areas adjacent to and in the vicinity of the former landfill site. The investigation
also incorporated a programme of gas monitoring. RHDHV were subsequently commissioned to progress an intrusive
ground investigation and assessment at the proposed development site to develop an understanding of the potential
risks to sensitive receptors as a result of potential contaminants migrating from the landfill. The findings of this work are
the subject of this report.
Ground Conditions
The intrusive investigation works were undertaken in two phases in December 2013 (trial pits only) and January 2014
(boreholes). Severe rainfall in late December and January made ground conditions difficult which meant that the
proposed scope of works to be completed in January was scaled back. However, the outstanding scope of works is
programmed to commence in early May 2014.
The intrusive investigation identified Made Ground in a number of exploratory holes predominantly in the vicinity of farm
tracks and two isolated locations in the south of the site. The Made Ground consisted of mainly sand, gravel and clay
with some brick, ceramic tile and glass in the south. Away from these areas the exploratory holes recorded topsoil as
expected. Superficial deposits of mottled grey clay (Lowestoft Till Formation) was encountered in the east and northeast as expected, and orange sand and gravel (Kesgrave Catchment Subgroup) was identified along the western
boundary of the site and a section of the southern boundary along the A414 (Hertford Road). The chalk bedrock which is
expected to underlie the site was not encountered during the ground investigation works.
Groundwater strikes/seepages were predominantly recorded within the Made Ground, and sand and gravel horizons.
Groundwater monitoring undertaken following completion of the ground investigation indicated a general groundwater
flow to the south-west. There was no visual/olfactory evidence of gross contamination at any of the exploratory holes
although a strong landfill/hydrocarbon odour was noted when sampling from one of the field drains adjacent to the landfill
boundary, however any risk associated with surface water contamination can be easily addressed as explained below.
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In line with current guidance, on completion of the intrusive investigation and receipt of the laboratory data an
assessment of risk to human health and controlled waters was undertaken. In general, ʻthe siteʼ is not considered to
represent an unacceptable risk to human health or controlled waters.
Made Ground, predominantly associated with two tracks across the site (the public thoroughfare Holwell Hyde Lane and
the farm track running from the fishing lake to the north side of Burnside) include traces of materials such as asbestos
and organic compounds that represent an unacceptable risk to human health. This is not untypical of agricultural tracks
that are often constructed from surplus materials obtained from off-site sources and can be addressed using
conventional engineering techniques such as excavation for disposal elsewhere, or by sealing the materials into a new
roadway construction. This is not considered to represent a constraint to redevelopment of the site for housing.
The shallow groundwater has been known for many years to show some impact from the landfill and the recent
investigation and subsequent assessment confirmed this. However, the substances identified in the groundwater are
considered to exhibit low volatility and groundwater is at least approximately 1.0m below ground level and would not,
therefore represent a risk to human health. This is not considered to represent a constraint to development of the site for
housing.
On-site surface waters show some impact from the landfill and may represent an unacceptable risk to human health,
however mitigation of potential risks can be addressed using conventional engineering techniques to minimise leachate
input into the surface water system / adoption of passive or active treatment systems. This is not considered to
represent a constraint to redevelopment of the site for housing.
Ground gas monitoring undertaken as part of the investigation did not detect methane at any of the nine boreholes that
were monitored. The data collected to date indicates a very low risk, and the requirement for any special precautions to
be adopted within buildings is unlikely.
Based on the information currently available the overall conclusion is that there is no significant constraint to
development of the site. Where mitigation is required this can be addressed through conventional engineering
techniques either at the enabling works stage / during redevelopment.
As noted above the intrusive investigation works undertaken in January 2014 was scaled back due to difficult ground
conditions. The outstanding works are programmed to commence in early May 2014 along with further groundwater and
gas monitoring. The data obtained through this additional work will provide a more robust data set which will be
reviewed together with the existing assessments to develop and refine our understanding of the site.
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Appendix 12

Groundwater catchment area (Source:
Environment Agency, 2017)
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Appendix 13

Consultation response to planning
application 6/0570-89 (Source: HCC
Minerals and Waste Planning Archive)

Birchall Garden Suburb | Contamination and Site Suitability

A75
A75

A76

Birchall Garden Suburb | Contamination and Site Suitability

Birchall Garden Suburb | Contamination and Site Suitability

A77

Appendix 14

Pollution incidences (Source:
Environment Agency, 2017)
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Environment Agency Scoping Opinion
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Chris Carter
Welwyn Hatfield Borough Council
The Campus
Welwyn Garden City
Herts
AL8 6AE

Our ref:
Your ref:

NE/2015/124350/01-L01
6/2015/2471/EIA

Date:

9 February 2016

Dear Chris
Land at Cole Green and Land at Birchall Farm, Welwyn Garden City.
EIA Scoping request for a proposed mixed use urban extension (Birchall
Garden Suburb).
Thank you for consulting us with the scoping report for the proposed Birchall
Garden Surburb development. We have reviewed the report and provided our
comments below. For the development to be acceptable we would require the
following aspects to be identified in detail and discussed in the Environmental
Impact Assessment (EIA) as they may have significant environmental impacts.
Groundwater
The Thames River Basin Management Plan (TRBMP) determines that both
groundwater and surface water currently are in ‘poor’ condition in the vicinity of
the site. The National Planning Practice Guidance (NPPG) states that
development must have regard to the TRBMP. TRBMP should be consulted for
required actions which may impact the EIA. You can access this information on
our external database: Catchment Data Explorer:
http://environment.data.gov.uk/catchment-planning/.
The site is also within a Nitrate Vulnerable Zone for surface water, partially within
a Safeguard Zone for bromate and within several Source Protection Zones for
public water supplies. Private licensed and unlicensed abstractions are recorded
in the vicinity of the site and the EIA should confirm their current status.
All potential controlled water receptors on site and down gradient need to be
identified and the potential risks assessed. Potential receptors should include but
not be limited to:
 Underlying aquifer/s (superficial strata and bedrock)
 Surface watercourses
 Water Abstractions (groundwater and surface water, licensed and private)
In addition to this, potential activities which may affect controlled waters prior to,
during and post construction should be identified and assessed to include
foundation design and sustainable drainage systems.
Environment Agency
Apollo Court, 2 Bishops Sq Business park, Hatfield, Herts, AL10 9EX.
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Contamination
All existing sources of contamination affecting the site and all potential pathways
should be identified and assessed relative to the potential receptors. Reports and
risk assessments should be prepared in line with
 ‘Groundwater Protection: Principles and Practice (August 2013):
https://www.gov.uk/government/publications/groundwater-protectionprinciples-and-practice-gp3
 Technical Guidance Pages on our website, which include links to CLR11
(Model Procedures for the Management of Land Contamination)
 GPLC (Environment Agency’s Guiding Principles for Land Contamination)
in the ‘overarching documents’ section:
https://www.gov.uk/government/collections/land-contamination-technicalguidance
Historic Landfill
The historic mixed waste landfill on the site is to be utilised as open space for the
proposed development. To ensure this does not pose a risk to the environment or
future inhabitants it is probable that it will need to be capped as part of the
development. Should this be the case there may be implications for landfill gas
management as a capping layer will alter the existing flow routes. Your
Environmental Health and Building Control departments should ensure that any
threats from landfill gas have been adequately addressed in the proposed
development. This may include building construction techniques that minimise the
possibility of landfill gas entering any enclosed structures on the site to be
incorporated into the development. Based on the extent and significance of these
issues a section in the EIA relating to the management and control of the historic
landfill would be required.
Permitting Advice
Environmental Permit
Any importation of material for a capping layer may require an environmental
permit from us under the Environmental Permitting (England and Wales)
Regulations 2010. The applicant is advised to contact Robert Devonshire on 0203
025 9152 to discuss the issues likely to be raised.
Mineral Extraction
There is planned mineral extraction north of Birchall Lane. The restoration of this
site could have a significant impact on the proposed land use. If the mineral
extraction is backfilled with imported material (waste), then housing may not be
viable. It is critical the scoping for the mineral development is closely linked to this
application.
Existing waste management
Two existing waste management sites have been identified in the scoping
document, Ecoaggregates on Birchall Lane and Burnside on the A414. Another
site is seeking an Environmental Permit adjacent to the northern part of the
development. New development within 250m of existing waste facilities can result
in the community at the proposed development being exposed to odour, noise,
and dust impacts. The severity of these impacts will depend on the size of the
facility, the nature of the waste and prevailing weather conditions. The site layout
should look to minimise problems between these existing facilities and the new
community. We would recommend that this is addressed in the EIA.
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Flood Risk
The Hatfield Hyde Brook runs along the site boundary with some parts comprising
of Flood Zone 3a and 3b. As mentioned in the scoping report a Flood Risk
Assessment (FRA) will be required to support an application in an area of flood
risk. Please find attached a couple of fact sheets which cover the relevant
considerations for developments within these areas of risk.
We have not conducted any local detailed flood modelling in this area. The Flood
Zone maps here are formed of national generalised modelling which was used in
2004 to create fluvial floodplain maps on a national scale. This modelling was
improved more recently, using a more detailed terrain model for the area. This
modelling is not a detailed local assessment; it is used to give an indication of
areas at risk from flooding. One of the eastern tributaries of the Hatfield Hyde
Brook on the site was not included at all in the national generalised modelling.
The applicant will need to consider this in their FRA.
Presently we have no plans to conduct any further modelling in this area now or
in the near future. Flood levels will be required to assess the suitability of
proposals. No flood level is known for this site so a conservative level could be
agreed for the design level. We would require the applicant to undertake some
flow analysis and basic modelling like Flood Estimation Handbook (FEH) to
establish the level.
Revised climate change allowances for peak river flow based on river basin
districts are due to be published early 2016. These allowances will replace the
current allowance for peak river flow which is 20%. The revised allowances are
based on improved climate science and reflect the catchment characteristics
within each river basin district. Hertfordshire and North London fall within the
Thames river basin district. From the publication date we will be expecting
applicants to factor the revised climate change allowances into their Flood Risk
Assessments rather than the current 20% for peak river flow. If you have any
further questions about this please contact us.
Flood Defence Consent
Please be aware that under the terms of the Water Resources Act 1991, and the
Thames Land Drainage Byelaws 1981, the prior consent of the Environment
Agency is required for any proposed works or structures, in, under, over or within
8 metres of the top of the bank of the Hatfield Hyde Brook designated a ‘main
river’. We would like to see an 8m buffer zone from the top of bank to any
development.
Surface Water
On the 16 April 2015, the responsibility for surface water flood risk on sites over a
hectare transferred from the Environment Agency to Lead Local Flood
Authorities. Therefore please ensure the applicant has consulted them on this
proposal for their advice relating to surface water flooding. For this area you will
need to consult Hertfordshire County Council:
FRMconsultations@hertfordshire.gov.uk.
Biodiversity
Our data indicates that the site has a potential presence of watervoles which
would pose an ecological constraint. We strongly support the inclusion of wildlife
habitat and species surveys mentioned in chapter 9. We would expect to see the
results of any ecological surveys as part of the planning application.
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I hope you find these comments helpful and assist in the development of the EIA.
Please get in touch if there are any questions.
Yours sincerely
Georgina Howell
Planning Advisor - Sustainable Places
Direct dial 01707 632405
Direct e-mail SPHatfield@environment-agency.gov.uk
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Appendix 16

Landowners masterplan overlaid
with site sensitivity map by Earth &
Marine Environmental Consultants
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Extent of former
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that cross the area. With signiﬁcant
landscape improvements the area
will become the central parkland
area of the site with homes and

briefed on our investigations and
subject to ﬁnal detail on engineering
solutions, agree that the areas around
the landﬁll are suitable for new homes.

Extent of former
landfill within site

Extract from landowners public consultation event held between 30th June 2017 to 1st July 2017.
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Plan extract from planning application 3/1124-15 (refer to Table 1 in Appendix 3).
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Appendix 17

Composite plan showing landfill area,
protection zones and pollution incidents
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Allocation Boundary
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