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INTRODUCTION

The purpose of this document is to 
explore the implications of landscape 
and heritage assets surrounding 
Land North East of Welwyn Garden 
City on the masterplan, specifically 
taking note of the guidance set out 
in the Heritage Impact Assessment 
written by Beacon Planning, July 
2016 (the Beacon report).

The Green Belt review is also 
discussed, and the case is presented 
for the best location for the new 
Green Belt boundary in relation to 
development coming forward as a 
comprehensive masterplan across 
Phase 1 and Phase 2 of the site.

The heritage and landscape context 
are set out first, followed by the 
masterplan and Green Belt response.

HERITAGE CONTEXT

Land North East of Welwyn 
Garden City, formerly occupied 
by Panshanger Aerodrome, has 
important historical connections, 
particularly the part it played in 
WWII as a decoy site to divert the 
enemy away from more important 
aerodromes. As such, it is a heritage 
asset with strong community value. 
However, the significance of the site 
as a whole is considered to be linked 
to its historical communal interest 
as a decoy site, with little particular 
importance attached to the surviving 
physical remains themselves.

The aerodrome was an active airfield 
up until 2014. Today, the following 
non-designated heritage assets 
remain: 

• The aerodrome, including the 
grassed runway 

• The decoy control room (some 
800m south of the site boundary) 

• The mess room (immediately north 
of the site boundary).

The Beacon report, commissioned 
by East Hertfordshire District Council 
(EHDC) and Welwyn Hatfield 
Borough Council (WHBC), identifies 

the designated heritage assets in 
the wider landscape which would be 
affected by development on this site.
These are: 

• Panshanger Registered Park and 
Gardens (RGP) – Grade II* 

• Marden Hill House – Grade II*

• The Church of St Peter – Grade I

• Tewin Water RPG – Grade II.

The Beacon report also includes 
development criteria and mitigation 
/ enhancement measures for any 
future development on the site. This 
is to protect / enhance the heritage 
significance of the site and to mitigate 
against any potential harm to that 
significance. The report advises that: 

• There should be significantly 
less, or ideally no, development 
at the eastern end of the site to 
mitigate impact on Panshanger 
Park and Marden Hill

• If development is proposed in 
the eastern end, such proposals 
should demonstrate how the harm 
caused by such development in 
this location would be mitigated

• Any development should 
include proposals to strengthen 
and enhance planting 
along northern and eastern 
boundaries, including details 
of maturity, species, numbers of 
specimens and depth of planting 
areas, required to ensure the 
appropriateness of the proposed 
planting and demonstrate 
effectiveness

• The development capacity of the 
site (20-40dph) is predicted on 
the principle of mainly housing 
development of 2-storey 
properties. Developers must 
justify any increase in the density 
or height of dwellings and 
demonstrate it will not result in 
further harm

• A full record (with reference to 
Historic England’s best practice 
/ guidance) of the remaining 
structures on the aerodrome site 
will need to be undertaken before 
any development occurs

• The heritage interpretation of the 
site should be incorporated into 
the layout of the development and 
the underlying principles, such as 
the alignment of routes and / or 
open spaces and development 
parcels

• The key feature of the airstrip 
should be incorporated into 
the proposals unless it is 
demonstrated that it would lead to 
an undesirable layout

• Appropriate names for key 
routes and open spaces is a 
consideration for the detailed 
design stages of the development. 

The Beacon report acknowledges 
the distance to Marden Hill House, 
and that this will mitigate the impact 
of development to a great extent. It 
follows that this mitigation by distance 
will also apply for the Church of St 
Peter. What is not mentioned in the 
report is the presence of the existing 
field between the eastern end of 
the site and Panshanger Lane. This 
gap, of around 250m, will similarly 
maintain the immediate western 
setting to Panshanger Park.

Regarding the eastern end of the 
site, the Beacon report advises 
that significantly less development 
would be acceptable, in a sparser 
development pattern, as long as it is 
no more than 2-storeys and that it is 
appropriately screened by enhanced 
planting along the northern and 
eastern boundaries.

Any future development of the 
land on the former Panshanger 
Aerodrome site will take on board the 
development criteria provided in the 
Beacon report and, where harm may 
occur, it will be demonstrated how 
such harm will be mitigated, through 
the design evolution. Any future 
development will be accompanied 
by an updated Heritage Impact 
Assessment.  

A full record of the remaining 
structures on the aerodrome 
has already been undertaken in 
conjunction with the outline planning 
application for Phase 1 of the site.
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LANDSCAPE AND HERITAGE CONTEXT
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LANDSCAPE & VISUAL 
CONTEXT

LANDSCAPE CONTEXT

Land North East of Welwyn Garden 
City lies in countryside beyond the 
established and future settlement 
edge of Welwyn Garden City.  The 
adjacent plan shows the landscape-
related designations present in 
the local area around the site. The 
site does not lie within a national 
or locally designated landscape, 
nor does it lie within any viewing 
corridors as identified in policy or 
within a scenic viewpoint as identified 
on Ordnance Survey maps.

As set out earlier, Panshanger Park 
is a Grade II* listed RPG and lies 
approximately 250m to the east of the 
site. Tewin Water lies approximately 
600m to the north-west and is a 
Grade II listed RPG. The original 
designs and further enhancement 
of these landscapes were produced  
by the famous landscape architects 
Capability Brown and then later, 
Humphry Repton.  Panshanger Park 
and Tewin Water are featured in 
one of Repton’s famous Red Books 
dating from 1799.

In visual terms, Land North East 
of Welwyn Garden City is not 
perceived from Tewin RPG. 
However, the eastern edge of the 
site, beyond the intervening field 
providing the immediate setting to the 
Panshanger Park, is apparent (and in 
the context of the existing settlement 
edge) from Panshanger Lane, which 
forms the western boundary to 
Panshanger Park. However, it should 
be noted that the site is not visible 
from within Panshanger Park due 
to the extensive existing woodland 
planting within the RPG. 

Beyond these designated 
landscapes, Ancient Woodlands 
and the woodlands associated with 
Panshanger Park RPG provide a 
backdrop to views across the Tewin 
Valley (refer to Photo A on adjacent 
page).  

Phase 2 of the site currently lies 
within the Green Belt. Whilst not 
a landscape designation, this 
designation has a visual dimension in 
terms of openness alongside views 
to and from the site. However, this 
boundary is currently under review, 
as discussed on page 8 of this 
document. 
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The site lies within Landscape 
Character Area (LCA) 45: Welwyn 
Fringes. The Welwyn Hatfield 
Landscape Sensitivity Assessment 
for LCA 45 states that: ‘the valley 
landform and tree cover create a 
distinctive settlement edge, with the 
valley providing a parkland setting for 
this edge of Welwyn...’

VISUAL APPRAISAL

Due to the combination of topography 
and intervening layers of vegetation, 
views of the site are limited to 
a local geographic area (the 
settlement edge to the south, 
Panshanger Lane to the east, the 
well-treed ridgeline north of Tewin 
and around Marden Hill, and Herns 
Lane to the west).  The sensitive 
visual receptors include those from:

• Panshanger Lane to the east, 
although the site is apparent 
in the context of the existing 
settlement edge, and there is a 
field in between the site edge and 
Panshanger Lane (refer to photo 
B)

• The Church of St Peter at Tewin 
to the north and the adjacent 
footpath (refer to photo C)

• Marden Hill House to the north 
(refer to photo D).

Views of the site from the public 
rights of way and dwellings on 
the edge of Panshanger Park are 
obscured due to the combination of 
topography and vegetation. Views 
of the site (and of Welwyn Garden 
City) from across the valley to the 
north and from Panshanger Lane 
to the east, occur in the context 
of the existing settlement edge in 
the background, and set beyond the 
existing northern boundary vegetation 
(refer to photographs C and D). 

The character and amenity of the 
view looking out of the site to the 
north from the bridleway towards the 
Church of St Peter in Tewin is shown 
on photo A. 
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PHOTO A: VIEW LOOKING NORTH TO THE CHURCH OF ST PETER, TEWIN, FROM FOOTPATH WELWYN GARDEN CITY 002

CHURCH OF ST PETER

PHOTO B: VIEW LOOKING EAST TOWARDS THE SITE AND WELWYN FROM PANSHANGER LANE

EASTERN SITE BOUNDARYDWELLINGS IN WELWYN

PHOTO C: VIEW LOOKING SOUTH TOWARDS THE SITE AND WELWYN FROM THE CHURCHYARD OF THE CHURCH OF ST PETER, TEWIN

PHOTO D: VIEW LOOKING SOUTH TOWARDS THE SITE AND WELWYN FROM MARDEN HILL HOUSE

NORTH-WESTERN FIELD PARCELBRIDLEWAY 062VEGETATION ON NORTHERN BOUNDARY

FORMER AERODROME
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GREEN BELT & 
LANDSCAPE & VISUAL 
RESPONSE

Paragraph 65 of the Inspectors 
Report (October 2020) relating to 
Land North East of Welwyn Garden 
City stated:

‘I have asked the Council to review 
the potential for development in 
this area of GB. The new boundary 
and open uses should be located 
in a position that maximises the 
potential extent of development, 
whilst protecting the wider 
remaining GB from harm and 
creating a long-term defensible 
boundary.’

In landscape and visual terms, the 
site is well-related to the future 
consented settlement edge of 
Welwyn and there is an opportunity 
to create a new robust and 
appropriate Green Belt boundary 
that relates to clearly identifiable 
and established physical features 
on the ground. This is namely the 
existing and proposed vegetated field 
boundaries. The existing vegetated 
boundaries are proposed to be 
increased in width and are to remain 
permanent in the long-term, forming 
the landscape setting to the proposed 
development and separation with 
the wider Green Belt. Therefore, 
they not only form a key landscape 
characteristic feature of the site, 
but also perform a role in enclosing 
the site physically and over time will 
provide further visual containment. 

In accordance with the Note by 
Welwyn Hatfield Borough Council 
(December 2020) on the ‘Treatment 
of Green Belt boundaries of 
allocations in the Welwyn Hatfield 
Local Plan’, new native woodland 
treebelt planting, supplementing 
the existing vegetation pattern is 
proposed which will:

• Bolster the existing vegetation 
pattern (addressing landscape 
character guidelines). Whilst 
locally changing the sense of 
openness of the landscape in 
some instances, such tree planting 
is characteristic of the northern 
boundary of the site

• Assist in concealing the 
existing and proposed new 
settlement edge in views from 
the north (St Peter’s Church and 
Marden Hill House) and east 
(Panshanger Park), providing 

GREEN BELT BOUNDARY OPTIONS

SITE BOUNDARY

a visual enhancement to views 
from the wider Green Belt in the 
medium to long-term

• Provide a green interface and 
transition between the proposed 
settlement edges and new Green 
Belt boundary which includes 
tree planting, but in a naturalistic 
way and will allows for natural 
surveillance over the linear open 
space.

The location of the additional 
planting has been informed by the 
visual appraisal. Whilst limiting and 
concealing views of the site and the 
existing settlement edge, the planting 
will be situated so as to maintain 
views out to the north from bridleway 
Welwyn Garden City 062, and from 
the centre of the new community, 
towards the Church of St Peter, a 
local landmark building (refer to 
Photo A). 

Furthermore, a green buffer of open 
space is also proposed between the 
supplemented boundary planting 
zone and the proposed development 
parcels, allowing natural surveillance 
of this space to occur.

The proposed development, relative 
to the Green Belt purposes set out at 
para 134 of the NPPF:

• Is located on the ridgeline plateau 
consistent with the existing 
settlement and therefore will not 
result in sprawl down the valley 
sides

• Will not result in any physical or 
perceived settlement coalescence

• Reuses a redundant airfield site 
and therefore does not encroach 
into the countryside to the north

• Will not significantly alter the 
landscape setting to Welwyn, 
which is informed by the south 
facing slopes to the River Mimram 
in this location.

Whilst development of the former 
aerodrome will reduce the sense 
of openness experienced in this 
part of the site and the Green Belt, 
it will provide the opportunity in the 
long-term to reduce views of Welwyn 
Garden City perceived by those 
visual receptors across the valley to 
the north, through the introduction of 
additional planting along the northern 
and eastern boundary. 

The development will therefore create 
a positive interface with the new 
proposed Green Belt boundary and 
the proposed green infrastructure  
and will, in the long-term, reduce 
the visual envelope associated 

PHASE 2 BOUNDARY

EXISTING GREEN BELT 
BOUNDARY 
COUNCIL’S PREFERRED NEW 
GREEN BELT BOUNDARY

HOMES ENGLAND’S 
PREFERRED NEW GREEN 
BELT BOUNDARY

0                                 500m                             

B1000

PA
N

SH
AN

G
ER

 L
AN

E

HERNS LA
N

E

LYSANDER WAY



ILLUSTRATIVE MASTERPLAN
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with the northern edge of Welwyn 
Garden City, resulting in a visual 
betterment.

The boundary planting would 
be subject to an estate wide 
maintenance and management 
plan to ensure its successful 
establishment, protection and 
longevity.

As required by the Beacon report, 
planting information on ‘maturity, 
species, numbers of specimens and 
depth of planting areas, required to 
ensure the appropriateness of the 
proposed planting and demonstrate 
effectiveness’, will be set out in the 
suite of documents submitted with 
the planning application.

THE MASTERPLAN 

The comprehensive masterplan is 
expected to comprise the consented 
650 dwellings in Phase 1 and a 
further c.195 dwellings in Phase 2. 
The site is also expected to contain 
a number of non-residential uses, 
namely:

• A local centre

• A primary school

• 6-12 gypsy and traveller plots

• Public open space

• Allotments

• Strategic landscape.

An illustrative masterplan has been 
developed to demonstrate how, 
after extensive site analysis and the 
understanding of constraints and 
opportunities, all of the land uses can 
come together and be delivered on 
the site in a comprehensive manner.  
This masterplan has been developed 
over a number of iterations to arrive 
at the best possible arrangement of 
the land uses. 

The Beacon report has been 
instrumental in guiding the location 
of land uses and the landscape 
strategy. Taking forward its 
recommendation that there should 
be ‘significantly less’ development 
at the eastern end of the site to 
mitigate impact on Panshanger Park 
and Marden Hill, built form has been 
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limited to 2-storey, and is set back by 
between 100m and 270m from the 
eastern boundary. In between the 
residential built form and the eastern 
boundary lies the primary school 
(two-storey) and its playing fields, the 
gypsy and traveller plots (one-storey 
maximum) and the allotments. As 
well as the aforementioned bolstered 
vegetation at the site boundary of 
at least 20m in depth, there are 
additional layers of vegetation 
between each intervening land 
use, namely:

• The gypsy and traveller site is 
surrounded by a 10m treed buffer

• The school has a tree-lined 
boundary on all sides

• Areas of open space which are 
designed as a parkland setting 
with scattered trees, as well as 
more densely treed green space.

These all combine to provide a 
layered approach to the landscape 
framework of the site and setting for 
the proposed built form as the site 
is viewed from the east, minimising 
harm to Panshanger Park. It is also 
important to note the presence of 
a field approximately 250m in 
width located between Panshanger 
Park and the eastern boundary of 
Land North East of Welwyn Garden 
City (excluding the access street to 
Panshanger Lane). Further, the part 
of Panshanger Park adjacent to the 
site comprises heavy woodland 
500m in width, thus, there is very 
little scope for any views of the site 
from within Panshanger Park, and 
thus limited or no impact of the site 
on those using Panshanger Park. 

The views from the north of the site 
are equally limited by the distance 
between heritage features and 
the site - St Peter’s Church is 
approximately 450m and Marden Hill 
House approximately 800m north 
of the site. The bolstering of the 
northern site boundary, as discussed 
in the previous section, will limit 
harm to views from these locations 
and will in the long term provide a 
visual betterment. In addition, all 
dwellings in the blocks along the 
northern boundary will be limited to 

2-storeys in height, in accordance 
with the advice provided in the 
Beacon report.  However, since, 
views from the north and east of the 
site already occur in the context of 
the existing settlement edge in the 
background, the new development 
will simply bring the existing apparent 
built edge forward, which will not alter 
the existing character and amenity of 
these views, and thus the impact will 
be minimal.

The view to St Peter’s Church from 
the centre of the site has been 
enshrined within an open space, 
ensuring this local landmark remains 
visible as part of the placemaking 
strategy. The view to St Peter’s 
from bridleway Welwyn Garden City 
062 will also be safeguarded by 
designating the north-western field 
as a biodiversity enhancement area, 
restricting any form of development 
or tree planting which may obstruct 
views.

The heritage interpretation of the 
site will be incorporated into the 
layout of the development by routing 
the spine street along the alignment 
of the former runway. The illustrative 
masterplan also includes open 
spaces at the beginning, end and 
in the centre of the runway section, 
providing placemaking functions, 
within which public art and heritage 
information boards can be included. 

Finally, appropriate names will be 
considered for the streets, open 
spaces and community buildings, 
providing further opportunities to 
embed the site’s heritage into the 
masterplan - the name, De Havilland 
Park, being a prime example. 

It is believed that the combination 
of the masterplan elements and 
details discussed in this note both 
minimise harm and provide suitable 
mitigation to any impact that the 
new development at De Havilland 
Park will have on the surrounding 
landscape and heritage assets.





LENTEN HOUSE
16 LENTEN STREET
ALTON
HAMPSHIRE
GU34 1HG

FIRST FLOOR STUDIO
4-8 EMERSON STREET
LONDON
SE1 9DU

FABRIKUK.COM


