Welwyn Hatfield Borough Council response to Inspector’s queries regarding the
Green Belt and site SDS5 (Hat1) at North-West Hatfield
Numbered paragraphs from the Inspector’s Interim Report:
78. The northern part of the site forms a part of the critical gap that separates the
built-up areas of Hatfield and Welwyn Garden City. The stage 3 GB review has rated
different parts of the site very high, high and moderate/ high. In this context, the
actual extent of built development and the location and form of the new GB boundary
is critical and requires further detailed consideration. This should be reflected in
revisions to the Key Diagram and the site’s dwelling capacity.
79. The proposal includes an eight form of entry secondary school and other
educational and community facilities that will require extensive areas of open land.
The non-built elements of these could be located in the GB and reflected in the policy
considerations and key diagram. Exclusion of the area (or parts thereof) rated as high
harm, from the GB, and its use for built development purposes requires further
justification, if exceptional circumstances to remove it from the GB are to be
demonstrated.
Response:
1. The Council has considered this issue and maintains its view that there are
exceptional circumstances for the release of the whole of site SDS5 from the green
belt, including the areas of high harm green belt in the northern part of the site. In
particular, having carefully considered the proposed green belt boundary, the Council
does not consider that any alteration is required to make the plan sound. The
reasons are set out below, taking account of the criteria set out in the Calverton
judgement.
The acuteness/intensity of the objectively assessed need (OAN) (matters of degree may
be important)
2. The Inspector has previously stated his view that the Objectively Assessed Need for
housing is 800 dwellings per year. Meeting this need would require the release of
high harm sites from the green belt even if additional sites promoted through the call
for sites are added to the plan.
3. The implications of the new 2018-based population and household projections have
been the subject of consultation by the Inspector. The Council has submitted a
revised OAN to the examination of 690 dwellings per annum (13,800 total), taking
account of the most recent 2018 – based household and population projections
which are considered to represent a meaningful change from the 2014-based
projections.
4. This matter will need to be subject to further consideration by the Inspector in the
light of the differing opinions expressed during the recent consultations. SDS5
provides the single largest contribution towards meeting this need within the local
plan.
The inherent constraints on supply/availability of land suitable for sustainable
development and the consequent difficulties in achieving sustainable development
without impinging on green belt.

5. The green belt covers virtually all of the undeveloped land within the borough.
WHBC consider that there is scope for development on non-green belt sites and this
would be boosted by additional previously developed sites submitted to the Inspector
by the Council. However, whether the OAN for housing is 13,800 or 16,000 the
release of green belt land for development will be necessary to meet the need,
indicating the presence of exceptional circumstances for green belt release in
general.
6. Having established exceptional circumstances in general for green belt release, sitespecific and sustainability circumstances also fall to be considered under this
heading. These are set out under four headings below.
Housing Provision
7. The site is the largest strategic allocation in the submitted local plan, and with the
likely reduction in scale at Birchall Garden Suburb forms an even more central role in
the development strategy of the local plan. The proposed residential development in
the ‘high harm area’ is estimated to be around 390 dwellings at a gross density of
about 25dph, about 22% of the site’s developable area. If the high harm area was
removed from the developable section of the site the overall allocation would be
significantly reduced to 1360 dwellings. This would increase the need to find
appropriate additional green belt release elsewhere.
Settlement Strategy
8. Hatfield is below only Welwyn Garden City in the plan’s settlement hierarchy. It is
therefore important that, subject to other issues, a significant proportion of the
borough’s development is in and around the town in order to support its continued
sustainable development. The Council has looked at the scope for additional
development areas in and around Hatfield over and above those in the submitted
local plan. The amended recommendations for Hatfield provide a total housing
capacity of around 2,550 homes, up from the 2,100 homes contained in the
submitted local plan and in line with the town’s planning status. If SDS5 was reduced
in scale to avoid the high harm green belt then the overall Hatfield provision would
fall back to not much more than was contained in the submitted local plan.
9. The implications of such a change would be that villages, lower in the hierarchy than
Hatfield and in general less sustainable, would be expanded further. This is not
considered by the Council to be a sustainable approach to housing delivery.
Infrastructure Provision
10. SDS5 is a key element in the strategy for infrastructure provision necessary to meet
the demands arising from population and housing growth. The site is required to
provide a new 8-10 Form Entry secondary school, serving needs arising from growth
in a much wider area than the site itself. Primary school facilities, community
provision, strategic and local open space and transport infrastructure are also key
site requirements. These are a significant cost burden on the site and the Council
would be extremely concerned at the viability of a smaller site to provide this level of
infrastructure. There may also be an impact on the scale of the local shopping
facilities that could be supported in the longer term by a site of reduced scale.

Sustainable Location
11. The site is right next to a key and growing employment area, supporting the use of
walking and cycling to work and therefore the creation of active, sustainable places.
The nature and extent of the harm to this green belt.
12. The Welwyn Hatfield Green Belt Study Stage3 (EX99A to EX99E), identifies that the
land to be allocated for development at SDS5 (Hat1) falls within three different
parcels for the purposes of the Study; references P41, P42 and P43. Each of these
parcels has its own harm rating in terms of the impact of development on the Green
Belt in that location. The Study also provides separate harm ratings for scenarios
where an individual parcel is developed together with one or more adjoining parcels.
This gives rise to a complex picture in terms of the proposed development of SDS5
(Hat1).
13. The Green Belt Study identifies that the release of all of parcel P41 from the Green
Belt, whether on its own, or together with parcels P42 and P43, would cause ‘very
high’ harm to the Green Belt, due principally to the effect of coalescence between
Hatfield and Stanborough, and therefore potentially between Hatfield and Welwyn
Garden City. The actual release proposed for development in the submitted Plan,
however, does not include the most northern part of P41, which is proposed to
remain within the Green Belt, and to be used to provide playing fields for the new
secondary school and public open space. In this scenario, P41e, the overall harm
rating stated in the Green Belt Study is ‘high’ rather than ‘very high’.
14. If one considers the Parcels P42 and P43 individually, however, development of
these is rated by the Study as giving rise in each case to ‘moderate’ harm only. The
remaining part of the development allocation at SDS5 (Hat1) is mainly comprised of a
central section of P41, identified in the Study as P41b, which is indicated to cause
‘moderate-high’ harm. Thus the actual allocation for development proposed in the
submitted Plan can be viewed as composed of four elements; part of P42 and the
whole of P43 (both moderate harm), P41b (moderate-high harm) and a smaller area
within the centre of P41, which effectively gives rise to the overall ‘high’ harm rating.
15. This is best understood by reference to the attached overlay drawing provided by the
site promoter, which relate the individual Green Belt harm ratings to the site
promoter’s indicative masterplan, showing the uses which would occur in the high
harm area central to P41. It will be seen from the latter diagram that these uses
include 4.9ha of secondary school buildings and 15.5ha of residential development,
as well as open space. One of the areas of open space (no.1 on the drawing) would
remain within the Green Belt, as indicated approximately by the Green Belt boundary
line in Plans 2 and 3.
16. Also, with the secondary school buildings being located adjacent to the Green Belt
boundary in the north-east of the site, a logical new Green Belt boundary is required,
and the demarcation of this is assisted by infilling the surrounding area to the south
with residential development. This also means that the shape of the site lends itself
better to development as a cohesive whole.
17. Whilst it is clear from the above that the proposed secondary school buildings and a
significant amount of residential development would be located within a high Green
Belt harm area, the Council does not propose to remove this part of the site SDS5
(Hat1) from allocation for development because it considers that exceptional
circumstances exist to release this land from the Green Belt. The Council has not

therefore proposed revisions to the strategic diagram (Fig. 14) in this respect, or to
reduce the identified dwelling capacity of the site. The remaining green belt will
continue to provide a significant open gap between Hatfield and Stanborough Village
to the north. Further, the existing boundary to Welwyn Garden City is reinforced by
the A1(M), which significantly limits visibility of this intervening open area, which
would reduce the impact of development on the visual appreciation of the inter-town
gap in this area.
The extent to which the consequent impacts on the purposes of the green belt may be
reduced.
18. The harm to the Green Belt arising from the development allocation is mitigated as
far as possible. The new Green Belt boundary line, as shown indicatively in the
strategy diagram in dark green, Fig.14, will of necessity, given this currently open flat
landscape, be comprised largely of new planting and associated boundary
treatments. Given the large scale of development proposed at SDS5 (Hat1), the
Council would expect this planting to be substantial and to be consistent with plans
for the secondary school site and the wider new open space proposed between the
development site and Stanborough. There would need to be a management plan and
stewardship arrangements for this area, focused on enhancing biodiversity as well as
promoting appropriate public access. There will be creation of new areas of public
open space in this location following mineral extraction which now has permission,
and opening up of public access to the wider Green Belt, thereby enhancing its
beneficial use in accordance with paragraph 82 of the NPPF 2012. As an example, a
new “bosky” landscape of small fields and new hedgerows with trees would act to
improve biodiversity, enhance recreational opportunities and provide good screening
across this currently open landscape.

Plan 1 Extract from promoter’s masterplan indicating green belt harm

Plan 2 Figure 14 Strategy Diagram

Plan 3 Strategy Diagram with green belt harm overlaid

