
 

 
 

Ms. St John Howe 
Programme Officer 
PO Services 
PO Box 10965 
Sudbury 
Suffolk 
CO10 3BF 
 
 
 
Dear Ms. St John Howe, 
 
Re: Consultation on the Consistency of the Scorings of the Parcels and Sub-Division of 
Parcels 
 
Further to our earlier submissions objecting to the failure to allocate the HELAA Sites listed below 
for residential development, on behalf of Wattsdown Developments Ltd and Bayard Developments 
Ltd, we would like to respond as follows on the consistency of the Green Belt scorings of parcels 
and sub-division of parcels by summarising the relevant considerations of the sites which 
demonstrate their suitability for potential allocation. This thereby highlights what we consider to be a 
present inconsistency in the way that these sites have been considered. 
 
The two sites in which our clients have interests are: 

1. Land at London Road, Knebworth; Site WGr3 (1.23ha suitable for approximately 40 
dwellings); 

2. Land at Fulling Mill Lane, Welwyn; Sites Wel1, Wel2 and Wel15 (cumulative capacity of at 
least 232 dwellings). 

 
1. Land at London Road, Knebworth; Site WGr3 (Wattsdown Developments Ltd.) 
 
The site has been actively promoted as follows: 
 

• HOU/8 Appendix 1 Strategic Housing Land Availability Assessment: Phase 2 Sites Outside 
Urban Areas (2012): 

▪ Site not taken forward as it would cause coalescence 

• HOU/11 Strategic Housing Land Availability Assessment: Phase 2 Green Belt Appendices 
(2014): 

▪ Site available, viable and achievable: not taken forward on basis of 
“Development of the site would erode the fragile gap between Woolmer Green 
and Knebworth”.  

• HOU/19 (Appendix G) Housing and Economic Land Availability Assessment (2016) 
(References for Appendices Document H19r): 

▪ Assessed as Suitable, Available and Achievability  
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• HOU/20/20a Housing Sites Selection Background Paper (2016) and Appendices A-K Maps 
and Tables: 

▪ Site recommended not to be allocated on basis of erosion of the gap between 
settlements.  

• Regulation 19 representations (October 2016) 

▪ Addressed an assessment of the context including the site capacity and the 

retention of woodland planting to provide a continued screening of 

development; 

▪ Included a Masterplan arising from a detailed capacity assessment of the 

sites.   

• Correspondence with WHBC 30th May 2018 (also appended to Stage 3 Hearing Statements) 
- letter addressed the following matters: 

▪ Green Belt assessment 
▪ Highways and access  
▪ Flood risk and drainage  

       
The following documents were appended: 

• Highway Position Statement (AECOM May 2018) 

• Drainage Position Statement (AECOM May 2018) 

• Stage 3 Hearing Statements (Representor ID: 544489/1046397) September 2018 
 
2. Land at Fulling Mill Lane, Welwyn; Sites Wel1, Wel2, Wel15 (Bayard Developments Ltd.) 
 
This site has been actively promoted, and the following are relevant to the consideration of the 
suitability of the sites for allocation: 
 

• HOU/8 Appendix 1 Strategic Housing Land Availability Assessment: Phase 2 Sites Outside 
Urban Areas (2012): 

▪ Assessed Sites Wel1 and Wel2. 

• HOU/19 (Appendix G) Housing and Economic Land Availability Assessment (2016) 
(References for Appendices Document H19q) 

▪ Wel1, We2 and Wel15 - Assessed as Suitable, Available but with Uncertain 
Achievability due to matters relating to archaeology, waste water 
management, heritage and ecology related to the proposal to reconstruct the 
bridge over the River Mimram utilising land in Council ownership 

 

• HOU/20/20a Housing Sites Selection Background Paper (2016) and Appendices A-K Maps 
and Tables: 

▪ Sites considered as a ‘Pass’  
 

• Regulation 19 representations (October 2016): 

▪ Addressed all outstanding matters save formal agreement from the Council 

in relation to construction of the new bridge affecting Council owned land 



 

▪ Included a Masterplan arising from a detailed capacity assessment of the 

sites. 

• Correspondence with WHBC 25th May 2018 (Also appended to Stage 3 Hearing Statements) 
- letter addressed the following matters: 

▪ Highways and access  
▪ Flood risk and drainage (correspondence from the Environment Agency 

previously submitted to WHBC dated 17 September 2015) 
▪ Heritage 
▪ Education  

      The following documents were appended 

• A Green Belt Study assessment of the sites (DLP Planning Ltd May 2018) 

• Highway Position Statement (AECOM May 2018) 

• Drainage Position Statement (AECOM May 2018) 

• Delivery Trajectory 
 

• Stage 3 Hearing Statements (Representor ID: 544489/1046397) September 2018 
 
Our correspondence with the Council of 25th May 2018 addressed the matters specifically identified 
as potentially constraining the delivery of the sites either individually or cumulatively. Also appended 
was our own Green Belt Assessment which sought to reappraise the sites following the Inspector’s 
guidance outlined in Examination Document 39. This assessment confirmed that the development 
of the sites individually or cumulatively would not be detrimental to the purposes of the Green Belt 
and having regard to all other material considerations including landscape and potential heritage 
impacts. 
 
Conclusions 
 
We invite consideration to the evidence which we have submitted, and the assessment recorded by 
WHBC in respect of the sites, individually and cumulatively, demonstrate that they are suitable, 
available and deliverable.  
 
In that context and in light of the above we invite consideration in respect of the Consistency of the 
Scorings of the Parcels and Sub-Division of Parcels that: 
 

Land at London Road, Knebworth; Site WGr3 – EX88D – Site P3b 
The Green Belt Assessment is consistent in recognising that when excluding the tree belt 
(which is consistent with the proposals as submitted on behalf of Wattsdown Developments 
Ltd), the development of the site would have only a ‘Moderate’ impact on the Green Belt.  

 
Land at Fulling Mill Lane, Welwyn; Sites Wel1, Wel2, Wel15 : EX88D – Site P7a  
The Green Belt Assessment is wholly inconsistent so far as it does not assess the sites 
individually on the basis of their promotion to date.  Site P7 includes a much wider area 
including additional land which is not and has never been promoted by our clients or any 
other party.  Site P7a still does not disaggregate the land which has been considered 
consistently through Site Selection and SHLAA processes outlined above as it includes land 
north of Kimpton Lane which has never been considered in the context of the preparation of 
the Local Plan. 
 
 
 
 



Had the Green Belt Assessment considered the sites on the basis on which they have been 
promoted it should necessarily conclude that no overriding harm would arise from the release of 
sites Wel1, Wel2 and Wel15 either individually or cumulatively consistent with the Council’s need to 
identify development in sustainable locations and the conclusions of the SHLAA Assessment.  

Yours sincerely, 

Roland G Bolton BSc (Hons) MRTPI 
Senior Director 


