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1.

Introduction

The hamlet of Water End is situated approximately 0.75km (0.5 miles) to the west of
Brookmans Park and 1km (0.75 miles) to the southwest of Welham Green. It is part of the
Parish of North Mymms but is not represented on the Parish Council or the Borough Council
by any of the elected members, all of who live in either Brookmans Park or Welham Green.
Water End was not mentioned, at all, in the Local Plan 2005 as a settlement of any description
within the borough. It was entirely overlooked by the Council despite being a pretty hamlet
of great charm and character with listed buildings and home to a unique SSSI. Other smaller
settlements within the borough are recognised in the adopted Local Plan. The failure by the
Borough Council to acknowledge even the existence of Water End was repeated in the
present draft Local Plan when it was submitted to the Cabinet Housing and Planning Panel on
20 July 2016 and to Cabinet on 2 August 2016. That position has, at long last, been rectified
in the submission Local Plan, which is now the subject of public consultation (30 August to 24
October 2016).
As a result of the Council’s dismissive attitude towards Water End, the hamlet runs the risk of
being overwhelmed by the proposed development of BrP4 (HS22), which is being promoted
by Welwyn Hatfield Borough Council and North Mymms Parish Council in preference to other
more suitable and sustainable sites in Brookmans Park, which have not been allocated. This is
despite substantial and clear public opposition to the development of BrP4 (HS22), by the
residents of Water End.

•
•
•
•

There are approximately 50 dwellings in Water End, all of which are located along
Warrengate Road.
There are five Grade II listed buildings in Water End.
Water End is immediately adjacent to the Swallow Holes, a unique SSSI.
The whole of Water End is within Flood Zones 2, 3a and 3b.
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In 2013 Water End applied to Welwyn Hatfield Borough Council (WHBC) to be designated as
a Conservation Area. That application has been stalled by the Council because it is
considering the development of 250 - 300 new homes on a site designated BrP4 (HS22),
which would fundamentally harm the character and setting of Water End.
Water End is accessed from Brookmans Park along Bradmore Lane, a single-track country lane
of exceptional rural character. This leads to a small bridge over the Mimmshall Brook (which
feeds the SSSI Swallow Holes) before joining Warrengate Road, the only route through Water
End. Warrengate Road is a single-track country lane, hosting five Grade II listed buildings
with cottages fronting (literally) the road. The whole of Water End is within Flood Zones 2, 3a
and 3b and is protected by substantial flood defences, which include flood barriers to protect
and close the local highways through Water End in extreme conditions.
BrP4 (HS22) is to the west of the East Coast Mainline Railway (ECML). It is in open countryside
in close proximity to Water End and to the SSSI (Swallow Holes). The development of BrP4
(HS22) would devastate the character of Water End and overwhelm the quiet hamlet with
major road alterations and traffic impact.
The purpose of this report is to highlight the risk, harm and consequences of development on
BrP4 (HS22) and the impact that such development would have on Water End.
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2.

Planning Considerations

BrP4 (HS22) is located in open countryside to the west of the ECML. The site is remote from
the village of Brookmans Park and separated by the mainline railway, which is a strong and
permanent Green Belt boundary.

Welwyn Hatfield Borough Council 2016 - Housing and Employment Land Availability Assessment

The recent decision by the Borough Council to allocate BrP4 (HS22) for 250 – 300 new homes
is a complete volte-face to all previous advice that the Council has received from its own
planning officers and independent consultants.
In its Housing Background Paper (Distribution Options) 2012, the Council’s planning officers
prepared a detailed report which considered locations throughout the borough for housing
growth. In respect of BrP4 (HS22) the planning officers stated (page 35):
“The landowner sees expansion… .to the west [of the East Coast Mainline
Railway] as a logical extension to the village [Brookmans Park]. The area to the
west would be separated from the rest of the village by the railway and only
accessible via a narrow road over a bridge on a tight bend. The landscape in
this area has been assessed as having a medium to high sensitivity to change
and a low capacity to accommodate new development. Development to the
west of the railway line would result in urban encroachment into the
countryside and have a significant impact on openness.
The area to the west of the railway line is not considered suitable to take
forward as a village extension (BrP4)”.
[Note: the word “not” was underlined by the planning officers].
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In October 2012, the Council published its Strategic Housing Land Availability Assessment
(SHLAA) where it assessed BrP4 to be; “not suitable for development”.
In December 2014, the Council updated its SHLAA where BrP4 again failed the “SHLAA
Test”. The reason for the failed SHLAA test was:
“BrP4… .High Sensitivity/Low Capacity… Flood Zone 2 and 3 along southern
boundary… .scale of development likely to trigger significant improvements to
highway network. Upgrades [highways and pedestrian access] may involve
closure of rail line… .
Conclusion: New Green Belt boundary would be weaker than existing. Will
trigger highway upgrades… substantial cumulative impact on the Green Belt.”
It should be noted that, despite finding BrP4 to be unsuitable for development in 2012 and
again in 2014, the Council does not consider, or even mention, the harmful impact of BrP4
(HS22) on Water End or the SSSI (Swallow Holes). This is a serious omission to the reasons
why BrP4 (HS22) is unsuitable.
The whole of Brookmans Park is to the east of the ECML. As such, the more suitable and
sustainable sites for housing development are all to the east of the ECML. These sites would
provide natural and cohesive extensions to the village, in sustainable locations for new
housing. However, despite those sites being found “suitable, available and deliverable” by
the planning officers [SHLAA 2012, SHLAA 2014 and HELLA 2016], all of these sites have
been rejected by the Borough Council and the Parish Council, in favour of the least suitable
site, BrP4. This appears to be for political rather than planning reasons.
So, what has suddenly changed to cause the planning authority to allocate BrP4 (HS22) for
development, in preference to the more suitable sites to the east of the ECML?
The Leader of Welwyn Hatfield Borough Council, Councillor John Dean and the Chair of the
Housing and Planning Panel, Councillor Stephen Boulton, both represent the ward of
Brookmans Park, as does Mr Boulton’s son, Councillor Jonathan Boulton. Councillor Stephen
Boulton is also the Chair of the local Parish Council, where his wife is also a Parish Councillor.
As such, the village of Brookmans Park is represented by the two most senior and influential
borough councillors and the Parish Council is also influenced by Brookmans Park Councillors.
The hamlet of Water End lies within the fragile strategic gap, to the west of the ECML and to
the east of the A1M, between the 1st Tier settlements of Hatfield and Potters Bar. The whole
of Water End is “washed over” by the Green Belt. The development of BrP4 (HS22) would
not provide a logical extension to the Green Belt boundary. It would simply “stick out” to the
west of Brookmans Park, outside of the existing permanent Green Belt boundary (the ECML).
This is not compliant with national or local Green Belt policy.
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3.

Traffic and Highway Impact on Water End and the SSSI

Traffic from BrP4 (HS22) would travel west along Bradmore Lane to its junction with
Warrengate Road and then south to the A1M and M25 or north towards St. Albans and
Watford. This is clearly the most direct route from BrP4 (HS22) to the national motorway
network (1 mile south of Water End) and to the major towns and cities to the west.
Bradmore Lane is a single-track rural lane, with passing places. To accommodate the new
traffic, generated entirely by the development of BrP4 (HS22), it would be necessary to widen
the whole of Bradmore Lane to a two lane urban road and to build a new bridge over the
Mimmshall Brook (which feeds the SSSI at Water End Swallow Holes), all built to modern
Hertfordshire County Council standards. Warrengate Road would also need to be widened,
to the detriment of five Grade II Listed Buildings and existing dwellings which front that
narrow lane. In times of flood, all of these roads would be physically closed (by flood barriers)
to all traffic.

Bradmore Lane circa 1900

Bradmore Lane 2016
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The WHBC adopted Local Plan 2005 states in Policy RA28:
“The Council in association with the County Council, will not permit developments which are
expected to increase or to change the type of traffic on rural roads where:
(i)

The road is poor in terms of width, alignment or structural condition; or

(ii)

The increased traffic would have an adverse effect on the local environment,
either to the rural character of the road or the residential properties along it”.

Traffic Route from BrP4 to A1M and M25 and to St Albans and the west

Traffic from BrP4 (HS22) would travel west along Bradmore Lane to its junction with
Warrengate Road and then south to the A1M and M25 or north towards St. Albans and
Watford.
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The WHBC adopted Local Plan 2005 states in Policy RA28:
“The Council in association with the County Council, will not permit developments which are
expected to increase or to change the type of traffic on rural roads where:
(iii)

The road is poor in terms of width, alignment or structural condition; or

(iv)

The increased traffic would have an adverse effect on the local environment,
either to the rural character of the road or the residential properties along it”.

The Submission Local Plan has omitted any reference to the protection of rural roads, such
that Policy RA28 will not be part of the new Local Plan. This puts the protection of rural roads
throughout the borough at risk and will clear the way for the Borough Council to develop
BrP4 (HS22) regardless of the harm caused to Bradmore Lane and Warrengate Road. The
residents of Water End would therefore be entirely reliant on the County Council, as highway
authority, to object to the upgrading of Bradmore Lane and Warrengate Road to modern
highways standards. This is not a satisfactory protection.
Warrengate Road is also part of the Great North Way cycle route (Route 12) from Hadley
Wood (north London) to Stotfold (Bedfordshire). The route is specifically designated along
quiet lanes and traffic free sections. The necessary road improvements to Bradmore Lane and
Warrengate Road, caused by the development of BrP4 (HS22), would fundamentally alter the
character of the Great North Way as it passes through Water End.

Great North Way Cycle Route – Water End
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4.

Water End Flood Zones 2, 3a and 3b and Water End SSSI
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5.

Flood Defences – Warrengate Road

Warrengate Road

Flood Barrier – Warrengate Road
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The Junction of Bradmore Lane and W arrengate Road

The Junction of Bradmore Way and Warrengate Road
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Warrengate Road Looking South

Warrengate Road Looking North
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6.

Water End SSSI – Swallow Holes - File ref: WCS/462 17WCC

County:

Hertfordshire

Site Name:

Water End Swallow Holes

Status:

Site of Special Scientific Interest (SSSI) notified under
Section 28 of the Wildlife and Countryside Act 1981

National Grid Reference:

TL 230043 Area: 11.3 (ha) 27.9 (ac)

Ordnance Survey Sheet:

1: 50 000 166

Date Notified (Under 1949 Act):

Date of Last Revision 1969

Date Notified (Under 1981 Act):

Date of Last Revision 1986

-

1: 10 000 TL 20 SW

Water End Swallow Holes are the only major sinkholes in chalk which are a permanent feature
of the landscape, and they constitute the drainage outlet for the largest enclosed karstic basin
in England.
The site covers a group of more than 15 sinkholes where two streams drain from the London
Clay and sink very close to the boundary of the outcrop of the chalk. At times of flood a lake
with surface overflow accumulates in the sinkhole basin, but it eventually drains back into the
natural sinks.
The willow carr/swamp community adjacent to the sinkholes is of biological importance. Pure
stands of Reed Sweet-grass Glyceria maxima in deep water are replaced by a mixture of this
species with Great Willowherb Epilobium hirsutum, Meadowsweet Filipendula ulmaria and
Water Plantain Alisma plantago-aquatica in more silted areas. Willow carr, on the more stable
ground, is dominated by Willow Salix spp. and Hawthorn Crataegus monogyna with Lesser
Pond-sedge Carex acutiformis, Bulrush Typha latifolia and Yellow Iris Iris pseudacorus
beneath. Also integral with the sinkhole group are semi-natural woodland, scrub and semiimproved grassland.
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7.

Water End – Character and Setting
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8.

Conclusion

BrP4 (HS22) is a wholly unsuitable site for housing development for a wide range of planning,
heritage, green belt, environmental and highway reasons. The selection of BrP4, in
preference to the more suitable and sustainable sites to the east of the ECML, is a purely
political decision by the senior and influential Borough Councillors who represent Brookmans
Park.
The hamlet of Water End is a long established historic and quiet corner of England. It is
typical of many such communities which have been devastated by past planning decisions
that are now viewed with despair. Water End must be protected from such a fate.
In contrast, Brookmans Park was “created” circa 1930 after the construction of the railway
station. The purpose of the village was to provide country homes for those who work in
London and to support the economic growth of the borough. Brookmans Park has no
heritage of note and there is no reason why Brookmans Park should not continue to perform
its role as a commuter settlement, with modest growth to meet present housing needs.
There are several sites in Brookmans Park which are clearly suitable and sustainable for
development, which would support the viability of that village without having any significant
or detrimental impact on Water End or the SSSI. The Council has found many of these sites
suitable, available and deliverable for housing development but they have not been allocated
in the Submission Local Plan, without any rational explanation.
The development of BrP4 (HS22) would harm the hamlet of Water End, the Mimmshall Brook
and the Water End SSSI (The Swallow Holes). The major road works (which the Council calls
“improvements”) would change the character and setting of Water End forever.
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