Housing and Economic Land
Availability Assessment
December 2020
(Addendum to the HELAA 2016 and HELAA 2019)

FOREWORD
The Housing and Economic Land Availability Assessment 2020 (HELAA)
1.1 This iteration of the HELAA presents the planning authority’s conclusions on sites where
any additional capacity has been or where more recent information has been provided,
which may affect the estimated capacity or delivery timescales for sites already found
suitable for allocation in the submitted Draft Local Plan 2016.
1.2 This document does not replace the previous HELAA documents produced to support
the Draft Local Plan 2016 and should be read as an addendum to both the 2016 and
2019 HELAA assessments. The purpose of the HELAA 2020 is to review a number of
sites which were initially assessed in either the:
•

•

Housing and Economic Land Availability Assessment (HELAA) 2016 which formed
part of the evidence base, which was used along with other technical work, to inform
the allocation of sites in the Draft Local Plan Proposed Submission 2016; or
Housing and Economic Land Availability Assessment (HELAA) 2019 which reviewed
sites promoted through the Call for Sites in 2019. Some of these sites were
previously assessed in the HELAA 2016. Other sites were newly promoted in 2019.

1.3 The methodology used to assess the development potential of sites including the:
suitability, availability and achievability of the site and the opportunity to overcome any
constraints in this assessment follows the methodology used in the previous HELAA
assessments. Full details of the methodology used for these assessments can be found
in the HELAA 2016 or the HELAA 2019.
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HELAA
reference

Site Address or
Location

Town or
Settlement

Pea102

Bio-Park,
Broadwater Road

Welwyn Garden
City

Green Belt

Promoted
capacity 2020

Previous HELAA
stage

Urban

289 dwellings

2019: Passed
Stage 2

Urban /

2020 Update

In the 2019 HELAA this site was found to be suitable, available and achievable for
179 dwellings with a delivery timescale of 6-10 years to take account of the multiple
leaseholds on site. Since the 2019 HELAA, the site has become vacant and is no
longer in employment use, the promoter of this site indicated that market evidence
suggests that there is limited interest in the this location as an employment site and
the buildings on site are in need of considerable modernisation.
Given the scale of development which is to come forward on the strategic sites to the
north (SDS3/Pes02b and SDS4/Pea02c) and in light of pre-application discussions, it
is appropriate to consider the higher density development. The sites net developable
area is approximately 1ha (0.3ha deducted to take account of the long access road).
The promoted capacity of 289 dwellings reflects a current planning application for this
site (6/2020/3420/MAJ) which has been informed by several pre-application enquires
with the LPA. Historic England have previously advised that careful consideration of
heritage assets in this location is required due to the proximity to a Grade II Listed
Buildings and views of Hatfield House. The Broadwater Road SPD design principles
also outline a stepping down approach to building heights across the SPD area to
respect the significance of heritage assets and surrounding 2-4 storey buildings.
Through pre-application with the LPA the proposal has reduced from a maximum of
15 storeys to the proposed 9 storeys maximum. The most recent pre-application
enquiry was for a 9 storey maximum proposal, the response noted that concerns
regarding height remained and that it would be necessary for an application to submit
justification demonstrating that 9 storeys would not result in significant harm and that
the benefits of the proposal outweigh any harm. A full application for 289 dwellings
and a maximum of 9 storeys have been submitted, this includes as a Heritage,
Townscape and Visual Impact Assessment.
It is appropriate to consider a higher density development on this site that the
previously stated 179 dwellings (HELAA 2019). However, as the acceptance of 9
storeys is still to be resolved, it is considered appropriate to decrease the promoted
dwelling capacity to 250 dwellings (204dph inc. access). Wastewater Infrastructure
improvements which may take 18 months-3years are taken into account in the
delivery timescale of this site.

Suitable

Yes

Available

Yes

Conclusion

This site passes the Stage 2 HELAA for 250 dwellings. Delivery of this site could take
place within 1-5/6-10 years.
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Achievable

Yes

HELAA
reference

Site
Address or
Location

Town or
Settlement

Pea02b

Broadwater
Road SPD
Site (North)

Welwyn
Garden City

Promoted
capacity
2020

Previous
HELAA
stage

2,315
dwellings

2016: Passed
Stage 2

Urban /
Green Belt

Urban

2020 Update

In the 2016 HELAA this site was found suitable, available and achievable for 850
dwellings as part of the mixed use development Broadwater Road West SPD
area. High density development is considered appropriate on this site given the
site’s highly sustainable location and the capacity of this site has been increased
to 1,403 dwelling equivalent to reflect planning permission 6/2018/0171/MAJ
with building heights on site ranging from 5-9 storeys.
Ongoing pre-application discussions for this site have indicated that an
increased dwelling capacity could be accommodated on site. The promotor’s
response to the recent consultation on ‘Proposed Changes to the Draft Local
Plan 2016 (Site Allocations) 2020’ proposed an increase in capacity on site to
2,315 dwellings.
The applicant undertook public consultation on a revised proposal in
September/October 2020 (details available here), it is reported the applicant is
reviewing feedback and intend to submit a new application.
An increase in dwellings will result in an increase in height across the site, up to
11 storeys. It has previously been noted that a significant increase in height on
this site to 11 storeys or higher could have an unacceptable impact on heritage
assets in this location, specifically where it would be considered that the
development would compete in the visual setting and significance of the Grade II
Listed Shredded Wheat Silos along the townscape. It would be necessary for
any application to demonstrate that any increase in height would not result in
significant harm and that the benefits of the proposal outweigh any harm.
It is appropriate to consider a higher density development on this site that
previously stated, it is considered that an increase of a single
storey/approximately 600 dwellings (resulting in a total of 2,003 dwelling
equivalent on site), would not have a significant impact on the heritage assets in
this location.

Suitable

Yes

Available

Yes

Conclusion

This site passes the Stage 2 HELAA for 2,003 dwellings. Delivery of this site
could take place within 0-15 years.
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Achievable

Yes

Site Reference:PB1a

Site name: Potters Bar, South of Coopers Lane
Road
-

.

Site details
Settlement:
Ward
Site area

Potters Bar
Northaw and Cuffley
45.3ha net (exc Five Acre
Wood LWS) .

Site context
Green Belt / Urban:
Previously developed:
Land use/character

Greenbelt
No

Surrounding land uses
and character

Located on eastern edge of
Potters Bar; north of M25.
Housing, school (west),
community centre, hamlet,
(north), agricultural land.

Agriculture (part vacant),
woodlands. Large fields
defined by watercourses,
fencing and hedgerows.

Site promotion
Source of promotion
Land use promoted

Site suitability
considerations
Policy framework:
• Adopted
Development Plan
• Submitted Local
Plan
• Waste/Minerals
Local Plan
• National policy

Comments
District Plan (2005): GBSP1, GBSP2: Green Belt; IM2 Planning Obligations (and
SPD); RA10 Landscape Character Area; R15 Wildlife Site; R17 Trees,
Hedgerow, Woodland; RA28: R19 Noise; M1 Integrating Transport, Land Use;
D5: Design for Movement
Draft Local Plan (2016):SP3 Settlement Strategy and Green Belt boundaries;
SADM2:Highway Network and Safety;SADM16 Ecology, Landscape;SADM14:
SADM18:Environmental Pollution; SP13:Infrastructure
Waste Local Plan (2012): Policy 12: Sustainable Design,Construction and
Development
NPPF 2019: Section 9 Promoting Sustainable Transport; Section 14: Challenge
of climate change, flooding; Section 15: Conserving, enhancing natural
environment.
Local Transport Plan 4 (2018)
•

Physical constraints:
• Access to the site
• Infrastructure
location/capacity
• Ground conditions
• Contamination
• Pollution
• Hazardous risk

Landowner
Housing and supporting
infrastructure

•

• Other
•

Promoter indicates primary vehicular access may be possible from; the west
of Chequers Mead House and secondary /emergency vehicular access to
the east of this (near/on part PROW/gasline) off Coopers Lane Road (north).
Promoter proposed; extension of the PB 30mph speed limit (.i.e. from
60mph) to site to ensure 70m visibility splays; & street lighting and
introduction of traffic calming measures. There may be potential to provide
vehicular access to southern fields from area to west of it within Potters Bar
(if it’s allocated in Hertsmere Plan).
There is a narrow pedestrian footway along a short length of Coopers Lane
Road but potential exists to extend this eastwards within highway land or the
site area and connect this to PROW via site. There is an existing pedestrian
coaction on southern part of site to Park Avenue. Promoter indicates new
pedestrian and cycle connections will be provided west of site (via school) to
bus services and Potters Bar High Street
Thames Water: no concerns in regards to wastewater capacity
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Physical constraints
(continued):
• Access to the site
• Infrastructure
location/capacity
• Ground conditions
• Contamination
• Pollution
• Flood risk
• Hazardous risk
Other

•

•

•
•
•
•
•
•
•

Potential
environmental
impacts:
• Landscape
capacity/sensitivity
• Landscape
character/features
• Nature
conservation
• Heritage
conservation
• Residential
environment/amenit
y
Other

•
•

•

•

•
•
•
Contribution to
regeneration priority
areas
Likely market
attractiveness for the
use proposed

HCC Highways raise no major concerns in relation to the promoters
proposals for providing vehicular access to site and new/ enhanced
sustainable transport links with the urban area of Potters Bar (in principle),
subject to further work and discussions .
Watercourses run via the site area, between trees/hedgerows that define a
large part of the fields that form it. Small parts of the site area to south falls
within FZ2/3a/b (3.4ha/7.5% of site area). The Environment Agency advise
that an 8m buffer zone would be required along Turkey Brook to south (from
the top of bank of the main river).
Surface water flood risk (1:1000yr; 100yr, 30yr) affects areas, near the
watercourses. Overland flow routes effect parts of the fields to north west,
south east. Drains on edges of northern and southern fields
PB1 is located within a groundwater safeguard zone
PROW runs north-south (centre) of site connecting to M25 underpass.
High pressure gas main line runs north to south via the centre of site
(near/via PROW). Will require existing easements (6m, either side) to be
maintained and appropriate measures taken during construction.
Promoter indicates a small areas within the site (circa 2.5ha, east, south)
and areas to the east and south of it may form part of a new 35ha (gross)
Carbon Woodland as a buffer to the M25.
Sand and gravel deposits under the northern boundary of site. Opportunistic
extraction of these would be encouraged, if usable minerals are identified
during development.
The site is formed by fields, and is defined by dense trees/hedgerows along
watercourses with ridge lines that are slightly steep, sloping towards the
watercourses.
The site lies within Landscape Character Area 53: Northaw Common
Parkland – site displays some of the key characteristics of the LCA of
ridgelines with valley dips, woodlands, and high hedgerows.
Two Local Wildlife Sites (LWS, WS181, 173) are within site. Site’s eastern
edge abuts a LWS (WS172, part Ancient Woodland). Development will result
in the loss of a LWS WS181 (grassland, north west), but promoter proposes
to provide compensatory biodiversity offsetting measures within the owner’s
wider estate (next to site), to deliver 10% net gains. Herts Ecology raised
concerns relating to inadequate evidence yet submitted to demonstrate that
the proposed biodiversity offsetting/ compensating measures for the loss of
LWS/biodiversity will deliver a quantifiable 10% net gain biodiversity on the
adjacent land. However they note the promoters extensive landholdings.
Northaw Great Wood SSSI/LNR is located 1.2km to north. Site is within an
SSSI impact risk zone but residential development would not trigger a
Natural England consultation, at planning application stage. WormleyHoddesdonpark Woods SAC is located to the north (3.8km).
Herts Ecology indicate presence of protected species such as Great crested
newts, bats (WS172), badgers, grass snake, slow worm, water vole. It is also
important for Purple Emperor butterflies.
Potential noise, air quality issues for future residents from road traffic.
GII Listed buildings are located to north west (250m, 370m) of site off
Coopers Lane. Existing vegetation, built form may screen development,
Potential for heritage assets with archaeological potential, which would need
to be explored at planning application stage.

N/A

Promoter indicates in-house delivery vehicle is in place to bring site forward.
Located on the edge of a large built-up urban area of Potters Bar. This is a high
demand area due to its proximity to and links to London.
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Availability
Site
ownership
Any known
constraints

Site capacity
Single landowner

Promoted

Part of site is let on an agreement,
which can be terminated by serving up
to 24 months’ notice on the grant of a
planning permission. Restrictions in
place on the use of land to agriculture.
Promoter indicates the covenant holder
is aware of proposals and this can be
removed, as development would benefit
both parties. Original 2019 promotion
indicates availability within 11-15 years.
(Potential developable area was not
indicated)

HELAA
Scenario/
methodology
Other
comments

Indicative masterplan for Circa
600-700 dwellings on 26.2ha
(23-27 dph), plus 10.7ha Green
Infrastructure and 1.1 ha
community use, including
school. Plus further two fields
(13.3ha gross) submitted to
south of developable area for
housing (capacity not specified).
>6ha, so 25dpa, applied = 912
dwellings on (on a net
developable area of 36.5ha).
Net developable area excludes
2.5ha carbon woodland, 5.3ha
LWS, 3.4ha FZ, 0.32ha Ancient
woodland buffer, 1.2ha gas line
easements, and 1.4ha
vegetation. Capacity reduced
due to constraints (LWS,
surface water, topography,
highways, watercourses)

Achievability and deliverability
Landowner
timescales
Comments

Not indicated

Viability
issues

Potential land swap, re-provision
school/community facility, sustainable
transport measures; may increase costs.
Vehicular access may result in unknown
costs; to protect/divert gas line.
Land swap, re-provision of school is
unlikely to impact viability due to land to
west is in same ownership. Vehicular via
gas line may potentially result in
unknown abnormal costs. Scale of
development is likely to address these
issues. Developable within 15-20 yrs.

Deliverability
estimate

HELAA
capacity

730 dwellings

HELAA
density

20dph

Potential land swap, re-provision of
school, community facilities. Delivery of
vehicular access, sustainable transport
links in line with highway standards may
result in abnormal costs & impact
delivery timescale

Conclusions
The larger site, as originally submitted, is of a significant scale (149ha) and is located on the eastern edge
of the urban area of Potters Bar (the larger site area will be referred to as wider land area, hereafter). The
promoter is seeking grant funding to take forward a Woodland Carbon Fund project. As part of this, the
western third of the wider land area has been identified for the planting of 35,000 trees to bolster existing
woodland sections, improve public access and natural resources, and help counter the negative impacts of
the M25 (.i.e. areas to east, south, south east of current site).
The promoter has subsequently indicated that circa 38ha of the north-western part of the wider land area
could form a much smaller development area. The extent of the developable area is shown on the site map
by a hashed line. However, the promoter does not envisage all of this being developed for housing. The

7

submitted indicative masterplan has suggested circa 600-700 dwellings could be delivered on 26.2ha with
the remaining; 10.7ha area used for Green Infrastructure and 1.1ha for Community use. It is also noted that
preliminary discussions have been held with the Local Education Authority and the promoter in regards to
potential redevelopment options and land swap of the adjacent school, community centre (under same
ownership as site) and dual use re- provision of these and housing on parts of site; to enable the provision
of new sustainable transport connections and access from Site PB1 to public transport and Potters Bar High
Street. More recently, an additional 13.3ha area was submitted (.i.e. two fields to south) for residential use.
The promoter indicates primary vehicular access to the site may be possible from the north western area off
Coopers Lane Road (.i.e. between Chequers Mead House and settlement edge). While secondary vehicular
access/emergency access could be provided (as capacity exceeds 300 dwellings), near the PROW/Bridle
Way and a small part will cross a high pressure gas line off latter road. It is also proposed that the Potters
Bar 30mph speed zone will be extended to cover Coopers Lane Rd, adjacent to the site (currently 60mph
speed limit); to ensure the required visibility splays of 70m and highway safety. The promoter’s high level
sustainability and accessibility assessment includes a preliminary design of the proposed vehicular
accesses and their ability to achieve the required visibility splays, subject to extension of the Potters Bar
30mph speed zone to cover site. Promoter indicates, the high pressure gas line is not a constraint for
delivering the secondary vehicular access, as this is outside of the HSE consultation zone and only a small
part the gas line will be crossed.
A further constraint is that a significant part of the identified PDA is a Local Wildlife Site (LWS), identified for
its grassland indicators. The promoter submitted a desk based Preliminary Ecological Assessment of the
site and the wider land area (.i.e. areas adjacent to PB1 to east & south, under same ownership). This also
includes an extended phase 1 habitat survey of the Site PB1. This indicates the development of the site will
result in loss of a LWS, but there may be opportunities within the wider land area to accommodate habitat
creation/enhancement measures in order to deliver a net gain to biodiversity. Herts Ecology indicated the
promoter may be potentially able to offset loss of LWS within their wider land area, but that inadequate
evidence has been submitted to demonstrate the 10% biodiversity net gain.
Should the site be taken forward there would be a need for a number of surveys/reports to be undertaken at
planning application stage including the submission of a transport assessment to demonstrate that
satisfactory vehicular access can be delivered with the required visibility splays, to ensure highway safety.
The design of the vehicular access road will have to comply with Cadent gas line specifications and existing
easements will need to be maintained. HSE and Cadent (gas line operator) will need to be consulted at the
application stage. A Travel Plan would be required to demonstrate that the Local Transport Plan policy in
relation to sustainable modes of transport can be achieved. Appropriate ecological surveys to be
undertaken to assess the impact of development on ecological assets within the area, and appropriate
avoidance and mitigation incorporated into any proposals to preserve any protected species; as well
demonstrate that biodiversity offsetting measures can be incorporated to achieve 10% net gains within the
site and wider land holding. Noise surveys and reports to demonstrate that any traffic noise impacts can be
appropriately mitigated to deliver a residential development with healthy internal and external environments
that satisfy the requirements of the local planning authority. An air quality impact assessment will be needed
to assess impact of existing pollution, how development may effect this and mitigate these. An
archaeological assessment at either the pre-application or pre-determination stage of the planning
application process to inform any development proposals and a surface water drainage strategy may be
required to demonstrate how surface water flood risk would be appropriately managed. Environment
Agency need to be consulted regarding the ground water source protection zone. No potential
contaminative development should occur.
This site is considered to be available for potential development, as the removal of the restrictive use
covenants are not considered insurmountable and the allocation of this for residential development would
benefit the landowner and covenant holder, although it may have a minor time lag. It is considered suitable
for potential housing development (in principle), providing; satisfactory vehicular access and a 30mph speed
restrictions can be delivered with the required visibility splays in compliance with Highway Authority
guidelines; adequate mitigation measures are delivered to promote the use of sustainable modes of
transport and connectivity with services, facilities within the built up area of Potters Bar; an adequate level of
biodiversity offsetting measures are delivered within the wider land area, to achieve a 10% net gain in
biodiversity. This site is likely to be developable within the long term timeframe due to the potential scale of
development and the timescales for delivery all the necessary supporting infrastructure.
Deliverability
10-20
Suitable
Yes
Available
Yes
Achievable
Yes
timescale
years
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HELAA
reference

Site Address
or Location

Town or
Settlement

WeG4b

Land at
Marshmoor

Welham
Green

Promoted
capacity
2020

Previous
HELAA stage

100 dwellings
(+ 40,500m2
B1a/b)

2016: Passed
Stage 2

Urban /
Green
Belt

Green Belt

2020 Update

In the 2016 HELAA this site was found to be suitable, available and achievable
for 80 dwellings (20dph on a net developable area of 4ha) and approximately
40,500sqm Class B1 floorspace with a delivery timescale of 0-10 years to take
account of the possible requirement for wastewater infrastructure upgrades.
It was also noted in the 2016 HELAA that there was significant surface water
flooding on part of the site (Area 4) relating to a blocked culvert, it is now
understood that the blockage issue has been resolved and therefore surface
water flooding on this part of the site is likely to be less significant. As noted in
Policy SP23 for the Marshmoor Policy Area, a detailed Flood Risk Assessment
will be required at planning application stage to ensure that development is
located on areas with the lowest risk of flooding.
There is still a need to provide a buffer to the adjacent wildlife site and historic
park and gardens as well as allowing for a setback/buffer to the A1000 to
mitigate noise/air pollution. However, an increase in density from 20dph to 25dph
on the net developable area of 4ha is considered appropriate to the reflect that
dwellings are likely to comprise a majority of 1 – 2 bedroom to accommodate
employees, particularly younger ones, working on the employment site rather
than broader mix of dwelling sizes.

Suitable

Yes

Available

Yes

Conclusion

This site passes the Stage 2 HELAA for 100 dwellings and 40,500m2 of B1a/b
floorspace. Delivery of this site could take place within 1-5/6-10 years.
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Achievable

Yes

Local
Plan/HELAA
reference

Site Address Town or
or Location
Settlement

HS27 (Cuf1)

Land north of
Cuffley
The Meadway

Green Belt

Capacity
in Draft
Local Plan
2016

Green Belt

30

Urban /

2020 Update

Promoted
capacity 2020

60

In the HELAA 2016, the site was considered suitable for development of 30
dwellings with an estimated delivery timescale of 0-5/6-10years (dependent upon
the delivery of waste water network upgrades). The capacity was limited at 30
dwellings in light of highways access issues and to allow for a buffer to the Cuffley
Brook (north-east) and the railway line (west). In 2020, additional information has
been submitted, suggesting a higher capacity of 60 dwellings could be achieved.
A technical note has been submitted to consider the highways constraint along the
Meadway. HCC Highways has reviewed the technical note provided and have
raised no objections to the proposed increase in development on this site.
However, at planning application stage additional information will be required to
assess the potential highways impact of development. The 2016 assessment
assumed The Meadway to be a minor access road, therefore, a minimum of 4.8m
wide serving a maximum of 100 dwellings. Hence the theoretical ceiling of a
further 30 dwellings (currently 70 along the road). At examination, it was
determined that there is mitigation, such as a straight road, parking restrictions
throughout, and the carriageway width is 5.5m, slightly wider than the minimum.
All of which allows for a more relaxed view to be taken by HCC.
As a result of this information, it was concluded that an increase in units on this
site would not be detrimental to highway safety or operation. The policy can be
relaxed for the reasons stated above along with the full pedestrian provision on
both sides, parking restrictions and significant off street parking all the current
dwellings have.
A noise and vibration assessment to determine the impact of the railway line upon
the proposed development of the site has also been submitted. The assessment
concluded that with good acoustic design (configuration and orientation of
buildings, appropriate barriers etc.) and the provision of a 50m buffer on site, an
acceptable internal and external residential environment could be achieved
avoiding concerns about noise levels across the site.
The site proposed for allocation in the Draft Local Plan measures 2.9ha with the
proposed Green Belt boundary not extending further east from the property
boundaries of The Meadway. In 2019, there were concerns about the presence of
the overhead powerlines and whether they would affect the delivery of the site.
Land was allocated for the easement of overhead powerlines, reducing the
developable are to circa 1.8ha. Enquiries have been made of UK Power Networks
and it has been confirmed that the power line may be placed beneath ground. A
suitable easement would be created by the access road required to serve the new
development. The costs involved in placing the power line beneath ground are
not prohibitive and are therefore not a development constraint. There is now an
estimated net developable area of circa 2.26ha addressing the presence of a

11

Flood Zone, green belt buffer and a 50m buffer to the western boundary with the
railway in line with the current development boundaries of The Meadway.
Suitable

Yes

Available

Conclusion

Site HS27 (Cuf1) is proposed for allocation in the Draft Local Plan 2016 for 30
dwellings. A review of additional information regarding highway issues, which
originally limited the number of dwellings on the site, concludes that a higher
capacity could be achieved. The noise assessment demonstrates that appropriate
mitigation measures can deliver a satisfactory residential environment.

Yes

Achievable

Yes

In light of the additional information submitted, this site is suitable for the
development of 60 dwellings (27dph), subject to appropriate mitigation measures.
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Site Reference: Hat15 / SDS6

Site name: Symondshyde (New Village)
-

.

Site details
Settlement:
Ward
Site area

Rural Areas
Hatfield Villages
Site SDS6 = 56.5 ha
(developable area 44ha)
Area A = 2.3ha
Area B = 5ha
Area D&E = 22.3ha

Site context
Green Belt / Urban:
Previously developed:
Land use/character
Surrounding land uses
and character

Green Belt
In part (farmhouse)
Agricultural/farmhouse
The site and potential
extensions adjoin areas
of agricultural land, local
wildlife sites and
woodlands.

Site promotion
Source of promotion
Land use promoted

Landowner
Residential with new
primary school and
associated community
facilities/services.

Map © Crown copyright. All rights reserved Welwyn Hatfield
Borough Council LA100019547 2019

Site suitability considerations

Comments
•

•
Policy framework:
•
•
•
•

Adopted Development Plan
Submitted Local Plan
Waste/Minerals Local Plan
National policy

•
•
•

District Plan (2005): Green Belt (GBSP1); Biodiversity and
Development (R11); Wildlife Sites (R15); Trees, Woodland and
Hedgerows (R17); Historic Parks and Gardens; (R19) ;
Archaeology (R29); Integrating Transport and Land Use (M1);
Landscape Character Area (RA19)
Draft Local Plan (2016): Settlement Strategy and Green Belt
boundaries (SP3); Highway Network and Safety (SADM2);
Sustainable Travel (SADM3); Protection and enhancement of
critical environmental assets (SP11); Amenity and Layout
(SADM11); Flood Risk and Surface Water Management
(SADM14); Heritage (SADM15); Ecology and Landscape
(SADM16)
Minerals LP (2007): The site lies within a sand and gravel belt
and Preferred Area Symondshyde.
Waste Local Plan: Policy 12: Sustainable Design, Construction
and Development
NPPF (2019): Section 9 Promoting Sustainable Transport;
Section 15 Conserving and enhancing the Natural Environment;
Section 16: Conserving enhancing the Historic Environment,
Section 17: Facilitating the sustainable use of minerals
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•

Physical constraints:
• Access to the site
• Infrastructure location/capacity
• Ground conditions
• Contamination
• Pollution
• Flood risk
• Hazardous risk
• Other

•
•

•
•

•
•
•

•

Potential environmental impacts:
• Landscape capacity/sensitivity
• Landscape character/features
• Nature conservation
• Heritage conservation
• Residential environment/amenity
Other

•

•

Existing vehicular access to the site is provided via unclassified
Symondshyde Lane (Hammonds Lane) to the south-west. It is
expected that suitable vehicular access arrangements, which may
require one or more new access roads from the site to Coopers
Green Lane and Green Lanes will be provided to the south-east.
HCC Highways consider a substantial investment in sustainable
transport would be necessary to make Hat15 a sustainable
development option as discussed at the Stage 7 Hearings. The
promotor has submitted evidence on Sustainable Public
Transport.
Several Public Rights of Way run through site SDS6 and the
areas of extension proposed.
Wastewater: Network capacity in the area unlikely to support
demand. Upgrades to the existing drainage infrastructure are
likely to be required ahead of the development. Upgrades can
take around 18 months to 3 years to design and deliver and could
include upgrades to STW (Mill Green preferred).
Flood risk Zone 1 (lowest risk)
No identifiable contamination, pollution or hazardous risks but
Environmental Health recommend air quality modelling of impact
of new settlement due to its size, and a Health Impact
Assessment.
The site lies within Groundwater Protection Zone 3 (Total
Catchment) It is noted that if contaminative development is
proposed on site this will require EA consultation.
Potential for the existence of sink holes on the site however a
comprehensive geophysical assessment has not been
undertaken at this stage
Minerals: The site is adjacent to ‘MLPCS001 – Cromer Hyde’
however this site has not been identified in the emerging Waste
Local Plan/will not be taken forward for minerals extraction.
Two Landscape Character Areas cover the site and
characteristics of these are displayed within the site. LCA 31: De
Havilland Plain –large open arable landscape, parkland and
horticulture landscape, existing and restored minerals workings,
incoherent and jumbled landscape. The site also includes
bordering hedgerows/trees with some gaps, dissecting the site
into individual arable fields. LCA32: Symondshyde Ridge –
extensive woodland areas which border site, individual property
(farmhouse) assimilated into landscape, large fields with relic
hedgerows and narrow lanes.
Local Wildlife Sites (and Ancient Woodlands) are located around
the site and the extended areas: WS45 to south, WS44 to west
and WS64 to north. Wildlife sites and woodlands will require
protecting and tree/hedgerow corridors maintained.
Herts Ecology advised in 2016 that there was evidence of bats
and potential for nesting birds on site Hat15. For the extended
areas HCC Ecology notes the potential for protected species
(badgers, bats, Great Crested Newts and butterflies) in adjoining
woodlands however these are not considered a absolute
constraint.
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•
•
Potential environmental impacts
continued

•

In an Impact Zone for SSSI Sherrardspark Wood, however
residential development in this location would not trigger Natural
England Consultation at planning application stage.
Area of Archaeological Significance (AAS33) covers the land at
the farmhouse.
Symondshyde Farmhouse (Grade II listed building) is located
within the site. Areas A and B would move the site boundary in
closer proximity to Brocket Hall Grade II Registered Park and
Garden, however this would be separated from development by
areas of woodland/Local Wildlife Sites. Historic England consider
that areas D&E could be developed without any additional harm
to the historic environment.

Contribution to regeneration priority areas

N/A

Likely market attractiveness for the use
proposed

Likely to be attractive to the market due to rural location and
setting, close to A1(M) and towns Welwyn Garden City and
Hatfield with associated facilities and services.

Availability

Site capacity

Site ownership

Multiple Landowners
A single landowner owns site
Hat15 and Areas D&E

Promoted by
landowner/ promoter

1,500-1,640 dwellings

Any known constraints

None

HELAA Scenario/
methodology

>6ha so 25dph

Other comments

Landscape buffers
required to adjoining
Wildlife Sites, Ancient
Woodland and to wider
landscape. Need to
protect heritage asset
(Symondshyde
Farmhouse and setting)
and Brockett RPG to the
north.

HELAA capacity

1,500 dwellings (Site
Hat15 and areas D&E)

HELAA density

22-25dph

Achievability and deliverability
Landowner timescales

Not stated.

Comments

Timing of wastewater
infrastructure upgrades and
highway upgrades, mineral
workings and the scale of
development influence delivery
timescale.
Cost of upgrading wastewater
infrastructure; cost of highway
upgrades and sustainable
transport package.
Site SDS6 is considered in the
Plan trajectory for delivery in
years 6-10/11-15. Additional
areas of development may
extend the estimated delivery
beyond the Plan period.

Viability issues

Deliverability estimate
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Conclusions
In the 2016 HELAA, site Hat15 (show on map with a red outline) was assessed and found to be suitable, achievable
and deliverable for 1,130 dwellings and allocated in the Draft Local Plan 2016 as Strategic Development Site 6.
Development of the site is constrained by the need to protect the heritage assets (Symondshyde Farmhouse and
Brocket Estate), adjoining local wildlife sites and the need to provide landscaped buffer areas. The site, as a
strategic development is also required to accommodate essential community facilities, education facility, sustainable
drainage measures, rights of way corridors, and open space (full details provided in SP24). It has also been agreed
that the Gypsy and Traveller site (HS34) proposed at Coopers Green Lane would be removed from the plan and 6
pitches would be provided in the Hat15 site. The allocation would be amended to 1,136 to reflect this provision.
The site was discussed at the Stage 7 Hearing Sessions in March 2020, following this session the Inspector
indicated concerns regarding the sustainability of the development given its location and scale. It was suggested
that the Council consider increasing the mass of development to be delivered to provide greater sustainability
benefits on site. A number of areas surrounding the site for their potential to be included in the allocation is now
being considered, these areas included in this assessment are shown on the above map as hashed areas A, B and
D/E. Area C which was located to the north-east has not been advanced at this stage.
Area A (2.3ha): This area adjoins site allocation SDS6 along its northern boundary in the area between Tinol’s
Wood, Wet Grove and Long Grove Plantation/Long Spring Grove (Local Wildlife Sites/Ancient Woodlands). A Public
Right of Way runs along the western boundary of Area A adjoining the LWS, which any proposed layout would need
to accommodate. A precautionary easement has been applied at this plan making stage to be included within the
landscape buffer required for the LWS/AW. Allowing for the landscape buffers needed a potential development area
of approximately 1.8ha is found to be suitable and at the estimate dwelling capacity of 25dph this equate to 45
dwellings.
This parcel of land is owned by a separate landowner to site Hat15, the Council has been unable at this stage to
determine if this site would be available for development within the plan period.
Area B (5ha):This area also adjoins site allocation SDS6 along its northern boundary but is located to the east of
Area A on the western boundary of Long Grove Plantation/Long Spring Grove (LWS/AW). A landscaped buffer will
be required to protect the Ancient Woodland/Wildlife site. A Public Right of Way runs from site SDS6 along the
south-western boundary of Area B towards Lemsford Village, as above any proposed layout would need to
accommodate the PROW and a precautionary easement has been applied at this plan making stage. Allowing for
the landscape buffers needed a potential development area of approximately 4.4ha is found to be suitable and at
the estimated dwelling capacity of 25dph this equates to 110 dwellings. This parcel of land is owned by a separate
landowner to site Hat15, the Council has been unable at this stage to determine if this site would be available for
development within the plan period.
Area D/E (22.3ha):This area adjoins site allocation SDS6 along its south-western boundary and extends towards
Hatfield Town and site allocation SDS5 (Hat1). A Public Right of Way crosses the land of Area D/E along the new
transport link proposed as part of allocation SDS6. Historic England responded to the Inspector’s Consultation
following the Stage 7 Hearing Session and considered the potential areas of expansion in their response. HE notes
that expansion of the site in area D&E would have less impact on Brockett Hall estate than expanding the site to the
north and that it is likely that the additional land could be developed without any additional harm to the historic
environment in and around Symondshyde. Area D would also need to accommodate the proposed primary access
for allocation SDS6 which is sited along the edge of Area D and SDS6. Allowing for the landscape buffers to the
Wildlife Site/Ancient Woodland required, a potential development area of approximately 22ha is found to be suitable
and at the estimated dwelling capacity of 25dph this would deliver an estimated 550 dwellings. Parcels D and E fall
under the same ownership at the proposed allocation Hat15 and the landowner has put forward these parcels for
consideration. This area is therefore considered to be suitable, available and achievable for development.
The additional of areas D and E to the proposed allocation of SDS6 would result in a potential dwelling capacity
estimate of 1,580 dwellings. The landowner has proposed that the dwelling capacity of around 1,500 dwelling would
provide the critical mass to sustain the proposed local facilities and services. This capacity is considered
appropriate due to the likely need for the land at areas D&E to provide a landscaping buffer to its south-east
boundary to maintain the wider Green Belt. It is considered that a robust boundary will be required as the adjacent
Strategic Green Corridor to be provided through the Local Plan is located between Areas D/E and site Hat1 (SDS5).
6-10/11-15
years
Suitable

Yes

Available

Yes (in part)
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Achievable

Yes

Deliverability
timescale

(delivery of
extended
areas may be
delivered
beyond the
plan period.)
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