Welwyn Hatfield Borough Council
December 2020
Note on proposed expansion of Panshanger SDS1
Introduction
In his interim report the Inspector confirmed his support for the Panshanger SDS1 allocation
and asked the Council to review the potential for additional development to the north of the
site, with a new green belt boundary and significant planting to create a defensible green belt
boundary. He also asked for the Council to assess the scope for additional facilities and
services.
Coincident with this, land north of SDS1 known as WGC4a was one of the potential
additional sites which the Council consulted upon during 2019 and 2020. At its meetings in
November 2020 the Council confirmed its support for WGC4a to provide an additional 165
dwellings, taking the SDS1 capacity from 650 to 815. It should be noted that Homes
England, the site promoters, consider that there is a potential additional capacity of 195 (i.e.
a total of 845). Further consideration will be given to this in the context of preparing a
statement of common ground between the Council and Homes England.
Planning Permission 2018/0873
Outline planning consent for the submitted extent of SDS1 was granted in February 2020 for
up to 650 dwellings, including 30% affordable housing, a 2 Form Entry primary school, a new
local centre consisting of 500 square metres retail floorspace and a 400 square metre
community hall, significant green infrastructure and off-site contributions towards secondary
education, library, medical, youth, highways, public transport and outdoor sports facilities.
Green Belt Revision
The planning consent incorporates conditions requiring biodiversity net gain involving tree
planting and habitat creation to the north of the site. Plan 1 in Annex 1 defines the nature
and extent of those requirements. The southern boundary of this biodiversity enhancement
area is considered by the Council to be an appropriate green belt boundary, delimiting the
extent of the development area along and outside which significant screening is already
required by the planning permission. Plan 2 in Annex 1 indicates the revised green belt
boundary proposed by the Council which reflects this view and which would form the
northern extent of the residential development. This boundary also takes full account of the
advice in the Heritage Impact Assessment relating to the impact on settings of heritage
assets outside the site, including drawing it in at the site’s eastern end.
Beyond the green belt boundary, further significant woodland planting will mitigate impact on
the open countryside and the heritage assets it contains, and provide an attractive setting for
the peripheral east-west path through this area.
Education Requirements
The planned provision of a 2 form entry primary school continues to provide sufficient
capacity to deal with the expanded site. The contribution towards its construction within the
existing planning permission may need to be updated in any new application. Similarly the
secondary contribution will need to be increased to allow for the additional pupils generated
by the site.
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Retail facilities
The submitted local plan policy referred to a “small convenience store” and the increase in
size merits the deletion of “small”. The existing permission refers to a 500 sq.m. retail
floorspace which is in line with the local plan’s retail policies. In order to reflect the additional
development area, which moves the site’s centre of gravity somewhat westward, the site of
the shopping has been moved westward to be near to the centre of the southern boundary.
This location would maximise the population within a 400m radius including existing,
consented and additional dwellings, while also maintaining sufficient distance from the
Moors Walk shopping centre.
Community Centre
The planning permission incorporates a 400 square metre community hall, in line with the
requirements of the submitted local plan policy SP18. With a 25% increase in dwelling
numbers, it would be appropriate to increase the size of the community centre to 500+
square metres. The Council is currently preparing a Community Space Strategy, due to be
published in 2021. Further consideration to this and other community hall requirements will
be appropriate once that has been finalised.
Gypsy and Traveller Pitches
With the recommended deletion of sites at Symondshyde and Barbaraville there is a need to
replace the Gypsy and Traveller Pitches that would have been in those sites. This site is
one of the largest remaining sites and therefore it is proposed to increase the target from 6
to 12 pitches.
Conclusion
The proposals would extend Panshanger, create a robust and defensible green belt
boundary and provide a range of day to day and social facilities within walking distance of
the residents. Further discussions are to be held with Homes England as site promoters
before a further planning application is submitted.
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Annex 1 Plans
Plan 1 Biodiversity Net Gain associated with planning consent 2018/0873
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Plan 2 Revised Green Belt Boundary
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Plan 3 revised Strategy Diagram
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Annex 2 Revised Policy SP18
Policy SP 18
North East of Welwyn Garden City - SDS1 (WGC4)
Land to the north east of Welwyn Garden City, at Panshanger, is allocated for
development to accommodate approximately 650 815 new homes over the plan period.
A Masterplan to be prepared by the site promoter working with the Council and other
stakeholders, and subject to public consultation and confirmation by the planning
authority, will set out the quantum and distribution of land uses, access, sustainable
design and layout principles prepared by Council, working with the landowner and other
key stakeholders. The Strategy Diagram in Figure 11 below will inform the Masterplan
which will form an element of the planning obligation for the site to form the basis of a
Supplementary Planning Document to provide further guidance on site specific
matters. Any application for development should be preceded by, and consistent with,
the Masterplan.
The site will be planned comprehensively to create a new extension to the neighbourhood
of Panshanger, incorporating Garden City principles. These principles will be enshrined
in a Design Code to be adopted as part of the planning permission (outline or equivalent)
and implemented through the consideration of details.
In accordance with the relevant Local Plan policies the site will provide:
•

A wide mix of housing types, sizes and tenures, including a minimum of 30% of all units
as affordable housing unless it can be robustly demonstrated that such a proportion
would not be viable; housing for older people; and serviced plots of land to contribute
towards meeting evidenced demand for self-build and custom housebuilding;

•

Gypsy and Traveller provision sufficient to accommodate a total of 612 pitches;

•

A new small convenience shop in an accessible location to meet the day-to-day
convenience shopping needs of new residents to augment the existing neighbourhood
centre at Moors Walk;
and to include cCommunity facilities including a community hall;. This will augment the
existing neighbourhood centre at Moors Walk;

•

•

A 2 form entry primary entry school that allows for dual use for community purposes;

•

Sustainable transport measures including the improvement of pedestrian links, cycle
paths, passenger transport and community transport initiatives within the site and linking
to adjoining streets, footpaths and cycleways;

•

Suitable access arrangements and any necessary wider strategic and local highway
mitigation measures;

•

Formal and informal open spaces for leisure and recreation, including play areas, sports
fields, allotments and community orchards. Spaces will contribute to wider ecological
networks including a strategic green infrastructure corridor from St Albans through to
Hertford. As such, spaces should:
o be accessible to new and existing communities;
o provide upgraded routes for walkers and cyclists, including the a route around the
periphery of the development;
o provide safe routes for wildlife, protecting and enhancing wildlife assets;
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o

balance the needs of recreation and nature, providing animal infrastructure and
undisturbed areas

•

Protection and enhancement of heritage assets, both on-site and in the wider area
through appropriate mitigation measures;

•

Landscaping and planting;

•

An area of ecological enhancements in the north and east west of the site;

•

A structural landscaping area to the north in advance of any development to minimise
its visual impact on the surrounding landscape, heritage assets and long distance views
including views from and across the Mimram valley;

•

Necessary utilities, including integrated communications infrastructure to facilitate
home-working; and

•

Sustainable drainage and provision for flood mitigation.

In addition, the Masterplan will allow the opportunity for a realigned grass runway on land
to the north of the Green Belt boundary.
In order to ensure that the site is planned and delivered comprehensively, any application
for development on part of the site will be assessed against its contribution to the
Masterplan, and will not prejudice the implementation of the site as a whole.
The developer will need to demonstrate that the ‘opportunistic’ use of some minerals onsite within the site itself has been fully considered, subject to it not prejudicing the delivery
of housing within the plan period.

Justification
14.31 Most of the development here is proposed to take place on the site of the former
Panshanger Aerodrome, which closed in 2014. This is the only significantly-sized
housing site in Welwyn Hatfield that is not in the Green Belt. Since 1993, the site has
been designated as an Area of Special Restraint in the Welwyn Hatfield District Plan.
This designation meant that the land was safeguarded for the duration of the District Plan
but could potentially be released for development in future plans should evidence show
that it was required. In the light of evidence about the need for housing in Welwyn
Hatfield, it is appropriate that site be released for development now.
14.32 Sport England consider that, before it was closed, Panshanger Aerodrome was of
at least regional importance to air sports and is likely to be confirmed as Significant Area
for Sport (SASP) once the identification process has been completed by the sport’s
governing body. On balance, the Council consider that the need for housing is of greater
importance than the need to retain a former airfield facility as a potential SASP for future
sport provision, so it is appropriate that the site be released for development
now. However, development at the site will be configured in such a way that the
opportunity remains for the relocation of the grass runway to be provided on Green Belt
land to the north of SDS1 in a manner that would be consistent with the protection of
heritage assets.
14.33 A structural landscaping area is required to the north of the site to mitigate its
impact on heritage assets and views across the Mimram valley. The proposed
development is too small to form a new community in its own right, but it will be designed
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to form a well-integrated extension to Panshanger, providing a new primary school and
community hub which will serve both new and existing development in the vicinity. It
supports the spatial vision and borough-wide objectives 1, 2, 3, 5, 6, 7, 9 and 11.
Implementation
Most of the site has an outline planning permission which is subject to a number of
agreements and conditions relating to the delivery of ecological enhancements,
infrastructure and an illustrative masterplan. The expansion of the site during the
preparation of the local plan from 650 to about 815 dwellings means that some
enhancements to those requirements may be appropriate to deal with the additional
population. Therefore, a new masterplan for the expanded site will need to be prepared
by the site promoters to be incorporated as part of a new planning consent. It would also
be highly desirable to adopt a design code for the site to deliver the high quality design
and garden city principles which the Council requires.
14.34 To guide the development of this neighbourhood extension, the council will seek to
adopt an agreed masterplan of the site as a supplementary planning document.The site
has been purchased by Homes England, the government’s housing delivery agency.
They are committed to work with the council to ensure delivery of a high quality urban
extension at pace. They plan to deliver the spine road and then to act as masterdeveloper for the remainder of the site.
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