
By email only to louise@poservices.co.uk 

Louise St John Howe 
Programme Officer 
PO Services 
PO Box 10965, 
Sudbury,  
Suffolk CO10 3BF 

12 February 2021 
My Ref  DLA/18/518 

Dear Louise, 

RE: WELWYN HATFIELD LOCAL PLAN EXAMINATION – CONSULTATION ON ADDITIONAL MATERIAL 
LAND AT FIRS STABLES, WOODSIDE LANE, BELL BAR (REF. BrP33) 

I write in response to the consultation on various examination documents. This letter responds specifically to 
Examination Documents EX222 (Council’s letter of 31 December) and EX224 (Council’s note on stepped housing 
supply).  

EX222 and EX224 continue to promote a supply of housing that falls short of the objectively assessed need 
(OAN) for housing for the borough. While the Council is advocating a lower OAN, the evidence on which this is 
based is unclear and has yet to be scrutinised through the examination process. Furthermore, an inadequate 
supply of housing is proposed within the first five years of the plan period, contrary to government policy set 
out at paragraph 67 of the NPPF. EX224 outlines some of the reasons why the Council feels unable to deliver a 
full five-year supply. However, the addition of more small and medium-sized sites into the supply could help 
make up this shortfall and there appears no reason why the five-year supply could not be boosted.  

By way of illustration, the Firs Stables site is a site that could be brought forward quickly to help provide for a 
full five-year supply of housing. The site was found to cause only “moderate” harm to the Green Belt by the 
Council’s Green Belt Review (see Figures 1 and 2 below). However, the site was rejected in the Council’s HELAA 
because of a lack of pedestrian and cyclist provision along Woodside Lane.  

mailto:louise@poservices.co.uk


Detailed technical work was submitted in March 2020 illustrating how a new footway could be installed along 
Woodside Lane within the highway boundary (see Appendix 3). This would not only benefit residents at this 
site but also the 50+ properties already located on Woodside Lane and the employees at the commercial 
premises. Provision of such a footway would also offer the opportunity to formalise the current on-verge 
parking along Woodside Lane.  

Despite this material being provided, the Council has not proposed this site for allocation. It is not clear whether 
the Council has considered the technical information provided and, if it has, whether officers disagreed with 
the findings. Either way, the conclusion for this site included within the Council’s summary of consultation 
responses was that “BrP33 suffers from poor access by pedestrians and cyclists and would not encourage 
sustainable forms of transport.” 

To further illustrate the suitability of this site, details of a potential pedestrian crossing of the A1000 are 
attached to these representations (see Appendix 1). The crossing is in the form of a central refuge allowing 
pedestrians and cyclists to cross one lane of traffic at a time. As with the creation of a new footway on 
Woodside Lane, the benefits of this scheme would be felt by existing residents as well as residents of the 
proposed development. Nor would this crossing just benefit residents to the north – there is a public footpath 
(FP66/83) which runs from the junction of Woodside Lane and the A1000 and runs north east. A pedestrian 
crossing as proposed in this location would provide greatly enhanced access to the wider Public Rights of Way 
network to the north of Brookmans Park and Bell Bar.  

To provide further background to the site, the Proposed Sites consultation response is attached at Appendix 2. 

We would very much welcome the opportunity to elaborate on the way in which site BrP33 could enhance the 
five-year supply of housing in the Local Plan.  

If you have any queries on this matter, please feel free to contact me. 

Yours sincerely 

Simon Andrews 
Strategic Planning Manager 

Appendix 1 – Proposed pedestrian crossing, February 2021  
Appendix 2 – Proposed sites consultation response, March 2020 
Appendix 3 – Access Feasibility Report, March 2020 
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1.0 SUMMARY AND INTRODUCTION 
 

 Summary 

1.1 This report responds to the proposed sites consultation and is 

part of the promotion of the Firs Stables site for residential 

development. The site was submitted in response to the Call for 

Sites process but has not been proposed for allocation by the 

Council.  

 

1.2 There is an evident need for additional housing provision in the 

draft Welwyn Hatfield Local Plan, as confirmed by the Inspector 

currently examining the Plan. The Council has not been able to 

find sufficient land to meet the housing shortfall, such that 

additional land now needs to be removed from the Green Belt.  

 

1.3 The Council’s reason for not allocating the Firs Stables site was 

due to the lack of a suitable access. The attached review by WYG 

Transport demonstrates that suitable access for vehicles and 

pedestrians can be made in line with relevant highway standards. 

On this basis the site should now be allocated.  
 

1.4 The Council’s Green Belt review has identified the level of harm 

arising from potential development sites. In respect of the site at 

Firs Stables, the Council’s review found that it would cause 

“moderate” harm to the Green Belt. This is lower than the 

“moderate-high” harm shown in red on nearby sites and 

considerably lower than the “high” harm, which some of the 

Council’s proposed allocations were judged to cause. 

Sequentially-speaking, the report site is considerably better 

placed to meet the housing shortfall than many other options.  

 

1.5 The site relates far more closely to the built development to the 

north than it does to the agricultural land to the south. The extent 

of the site is clearly defined by established landscaped features 

and a new Green Belt boundary could be created around the site 

in line with Government guidance.  

 

1.6 The site is in a sustainable location, a fact confirmed by the 

Council in granting planning permission for the partial 

redevelopment of the site for 5 dwellings in 2015. No concern 

was raised by the Council through the site assessment process in 

terms of sustainability, other than the lack of a footway.  

 

1.7 Given the scale of the housing land supply shortfall identified by 

the Local Plan Inspector and given the need for changes to the 

Green Belt to meet this housing need, this site is considered to 

be an obvious choice. It is in a suitable location, it would cause 

very little harm to the Green Belt, it is highly contained and there 

are no constraints that would prevent development. The 

exclusion of this site renders the plan unsound, particularly given 

that the Plan does not meet housing need.  
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Introduction 

1.8 The Council is consulting on proposed changes to the submitted 

Local Plan. These changes, in combination with the submitted 

Local Plan itself, need to meet the government tests of soundness 

in order to be adopted. The soundness failings with the current 

draft Local Plan are matters of overall housing provision and the 

Council’s approach to housing site assessment. We have no 

particular comments to make on the specific additional sites now 

proposed or the sites now proposed for deletion, other than to 

say that, in aggregate, the plan fails to make adequate provision 

for housing and the Council’s reasons for not meeting housing 

need are not sound.  

 

1.9 The shortfall in housing was identified by the Inspector some 

years ago (as early as December 2017). Yet the draft Local Plan 

still falls considerably short of the full extent of housing need. In 

theory, it is possible for a plan to be found sound without 

meeting housing need in full. However, the evidence base to 

justify such a plan would need to be compelling and demonstrate 

that it simply was not possible to meet housing need without 

fundamentally breaching government policy. The Council’s 

evidence base falls a long way short of this level. There are many 

potentially sound housing sites that have not been selected by 

the Council without a sound basis.  

 

1.10 The site at Firs Stables at Bell Bar (ref BrP33) is one such site. 

While it is recognised that this consultation is specifically on the 

proposed new sites, the conclusions about whether the plan, 

together with the additional sites, is sound cannot be drawn in 

isolation from the wider issues of overall housing need and the 

reasons for not selecting sites. The Council has chosen not to 

meet housing need in full and therefore the reasons for not 

selecting sites need to be fully explored and scrutinised in order 

for the plan to be found sound.  

  

Figure 1: Site location 
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2.0 COUNCIL’S ASSESSMENT OF REPORT SITE 
  

2.1 The Firs Stables site was put forward in response to the Call for 

Sites in February 2019. The Council’s assessment of the site is 

contained in the HELAA. The responses of technical consultees on 

this site do not lead to a conclusion that the site should not be 

allocated, as summarised below: 

 

• HCC Minerals advise that records show sand and gravel is 

either not workable or absent. 

• Upgrades to wastewater network are likely to be required, 

potentially delaying development. 

• A preliminary site investigation would be required at the 

planning application stage to ascertain whether remediation 

would be required.  

• HCC Ecology raise potential for nesting birds and roosting 

bats in trees on site and to the woodland bordering the rear 

– a preliminary ecological survey would be required. 

• Any archaeological interest of this site can be secured by 

appropriate planning conditions. 

• No significant issues are raised by HCC Highways at this stage.  

 

2.2 The need for further work at planning application stage is 

recognised. However, there is nothing unusual about these 

responses and all could be addressed through technical work 

accompanying a planning application. None of the issues prevent 

allocation of the site.  

 

2.3 The Council’s HELAA conclusion is then set out. This includes a 

brief discussion about whether the existing planning consent 

could lawfully be implemented and reference to the refusal of a 

scheme for 18 dwellings in 2018, although these don’t directly 

inform the Council’s decision to not allocate the site.  

 

2.4 The reason for the non-allocation of the site is stated on table 

18.2 of the Council’s Site Selection Background Paper 2019 as 

“lack of suitable access”. This position is set out in more detail in 

the final sentences of the HELAA conclusion, which state: 

 

“The site is not considered to be suitable for allocation. It is not 

served by safe and suitable pedestrian pathways or cyclist routes 

and neither could they be provided within the narrow and 

enclosed nature of Woodside Lane. The site’s location would not 

contribute to the objectives of LTP4 to achieve modal shift away 

from the car, encourage movements by sustainable transport 

modes, reduce travel demand and ensure access is safe and 

suitable for all people.” 
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3.0 SUITABILITY – VEHICULAR AND PEDESTRIAN 
ACCESSIBILITY 

 

3.1 In response to the Council’s conclusion in the HELAA, WYG 

Transport were commissioned to undertake a review of the 

access arrangements for the site and this review is attached to 

this representation. WYG conclude that, subject to a minor 

widening of Woodside Lane, a suitable vehicular access to the site 

can be created with appropriate visibility in order to meet the 

Local Highway Authorities standards set out in Roads in 

Hertfordshire. In fairness to the Council, vehicular access was not 

disputed.  

 

3.2 WYG then go on to examine potential arrangements for 

pedestrian accessibility. The WYG review states:  
 

“In addition to the widening along the carriageway, it is possible 

to provide a 2m wide footway which could link the site to the 

existing footway provision along Great North Road. The provision 

will enable users of the site to safely access the bus stop along 

Great North Road which could encourage use of sustainable 

travel modes.” 

 

3.3 WYG explain how this new footway could also enable the 

formalising of existing on-verge parking alongside Woodside 

Lane, which would be an undoubted benefit to occupiers of the 

adjacent commercial premises.  

 

3.4 The plan set out at Appendix B of the WYG review (and shown as 

Figure 2 below) shows the extent of the proposed highway work, 

consisting of widening Woodside Lane to 4.8m, creation of a new 

2m footway alongside Woodside Lane and creation of new 

parking bays to replace the current on-verge parking. Appendix C 

demonstrates that this work can all be undertaken within land 

identified by the County Council as “highway maintainable at 

public expense”.  

 

3.5 There will be a cost associated with this work and an initial 

estimate suggests a figure of around £50,000. Highway work on 

this scale could comfortably be funded by a development of the 

scale proposed on the Firs Stable site.  

 

3.6 The Council came to a view on the suitability of this site on the 

information available to it at that time. However, evidence is now 

available that shows that suitable pedestrian, cycle and vehicular 

access can be achieved to this site. This new evidence requires a 

reconsideration of this site and should lead to a decision to 

allocate the site.  
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Figure 2: proposed access design 



6 Land at Firs Stables, Woodside Lane, Hatfield, AL9 6DF 
DLA Ref: 18/518 
March 2020 

 
 

4.0 SUITABILITY – GREEN BELT IMPACT 
 

4.1 Green Belt issues, and particularly the Council’s findings in terms 

of the Green Belt contribution of potential development sites, 

are critical to the site assessment process. If the Council is to 

meet housing need in the Borough, sites that cause lower levels 

of harm to the Green Belt need to be taken forward. In view of 

the scale of need, sites causing “moderate-high” harm need to be 

included, and possibly some sites causing “high” harm.  

 

4.2 The findings of the Green Belt assessment in respect of parcels 

66, 67, 68, 69, 70, 71 and 72 are shown indicatively on Figure 3 

below. The scale has been increased to give a better indication of 

the detailed site boundaries.  
 

4.3 Parcel 70 comprises the area around Woodside Lane and includes 

the Firs Stables site. The parcel was identified as making a “partial 

contribution” to safeguarding the countryside from 

encroachment, with the following analysis: 

 

“The land contains the characteristics of the countryside 

but significant pockets of urban development, including 

the service station with associated hardstanding and 

workshop buildings and the park homes site which 

compromise the openness particularly in the north eastern 

and south eastern parts of the parcel.” 

 

4.4 The parcel was considered to make a “significant contribution” to 

assisting urban regeneration, although this was the case for all 

Green Belt land and does not help distinguish this parcel from any 

other.  

 

4.5 In summary, this parcel was identified as causing “moderate” 

harm if it were to be released from the Green Belt as a whole. 

This would include the Fir Stables site. Putting this in context, the 

level of harm caused is lower than the “moderate-high” harm 

shown in red on nearby sites and considerably lower than the 

“high” harm, which some of the Council’s proposed allocations 

were judged to cause. Sequentially-speaking, the report site is 

considerably better placed to meet the housing shortfall than 

many other options.  

 

4.6 The site relates far more closely to the built development to the 

north than it does to the agricultural land to the south. This is 

reflected in the Green Belt review findings.  
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Firs Stable site 

New proposed 
Green Belt boundary 

Draft Local Plan 
Green Belt boundary 

Figure 3: Proposed Green Belt 

boundary with Green Belt 

review annotations 

Figure 4: Proposed Green 

Belt boundary on aerial 

photograph (Google Maps) 
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4.7 DLA Town Planning has produced a new Green Belt boundary to 

reflect the findings of the Council’s Green Belt review. The new 

boundary largely reflects the existing situation on the ground so 

would not necessarily lead to widespread development 

opportunities. However, the redevelopment of the report site 

would be enabled which would yield additional housing to help 

fill the housing land shortfall. The boundary is shown overlaid on 

the Council’s draft policies map at Figure 3 and overlaid on an 

aerial photograph at Figure 4.  
 

4.8 There are options as to how parcel 70 is removed from the Green 

Belt. The proposed boundary shown above proposes to remove 

the parcel in addition to land at Bell Bar and create a single area 

of non-Green Belt land. While this is considered to be the most 

robust proposition in terms of the integrity of the Green Belt, it 

may lead to local concerns about the loss of identity of Bell Bar. 

An alternative approach that reflected such concerns would be 

to just remove parcel 70 from the Green Belt.  

 

4.9 The proposed new boundary shown above would be consistent 

with Government policy regarding the creation of new Green Belt 

boundaries and, importantly, consistent with the Council’s Green 

Belt review. The site would cause less harm to the Green Belt 

than some of the Council’s other proposed allocations.  
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5.0 DESCRIPTION OF DEVELOPMENT 
 

5.1 The Call for Sites submission explained how this site is suitable 

for development in terms of access to facilities and services. It is 

notable that no issue is raised in this respect, beyond the lack of 

a footway – an issue that is now resolved, see above.  

 

5.2 An indicative development layout has been produced for the site 

and is shown at Figure 5. This has been revised slightly since the 

Call for Sites submission in that the access shown now reflects 

that proposed in the WYG review.  

 

5.3 The proposed layout shows an informal arrangement of 

dwellings located around a central communal green area. The 

existing landscaping around the site, particularly the mature tree 

belt to the east of the site, provide a sense of containment and 

limit any impact on the wider countryside.  

 

5.4 There is a mix of dwellings including the following: 

 

• 5 no. detached 4-bedroom units; 

• 10 no. semi-detached 3-bedroom units; 

• 4 no. terraced 2-bedroom units; 

• 8 no. maisonette 1-bedroom units; 

 

5.5 Access is taken from Woodside Lane in line with the WYG review. 

All roads within the site include footways on either side of the 

road. A new footway is proposed on highway land alongside 

Woodside Lane providing access to the wider pedestrian 

network. Parking provision consists of a mix of on-plot parking 

and shared parking courts. The larger dwellings (3 and 4 

bedrooms) also include garages.  

 

5.6 The proposed 27 dwellings cover the 0.8ha site at a density of 

around 34 dwellings per hectare. The layout is indicative at this 

stage but provides an indication of the scale of development 

possible.  

 

5.7 The site was granted planning permission by the Council for 5 

units. This scale of development was what was considered 

possible under current Green Belt policy on the basis that it 

represented the redevelopment of a previously developed site 

with no greater impact on the Green Belt.  

 

5.8 Removing the site from the Green Belt under the emerging Local 

Plan would remove the floorspace and volume restrictions and 

would enable the comprehensive redevelopment of the site. This 

would greatly increase the capacity of the site, as is evident from 

the indicative layout shown at Figure 5 below.  
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  Figure 5: Indicative development layout 
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6.0 CONCLUSIONS 
 

6.1 The Inspector has asked the Council to find additional housing 

sites from the Green Belt in order to make the plan sound. The 

additional sites thus far proposed by the Council are not sufficient 

to meet identified housing need. On this basis, the non-allocation 

of potential housing sites need to be critically examined in order 

that capacity is not erroneously excluded. Put another way, the 

Council needs to rigorously examine all potential housing sites 

before it can soundly conclude that local housing need cannot be 

met in the borough.  

 

6.2 The sole reason for the non-allocation of the Firs Stable site was 

the lack of a suitable access. Evidence submitted with this report 

demonstrates that a suitable access for both pedestrians and 

cyclists can, in fact, be provided and that the sole reason for 

exclusion by the Council no longer holds.  

 

6.3 The Council’s Green Belt review has identified the level of harm 

arising from potential development sites. In respect of the site at 

Firs Stables, the Council’s review found that it would cause 

“moderate” harm to the Green Belt. This is lower than the 

“moderate-high” harm shown in red on nearby sites and 

considerably lower than the “high” harm, which some of the 

Council’s proposed allocations were judged to cause. 

Sequentially-speaking, the report site is considerably better 

placed to meet the housing shortfall than many other options.  

 

6.4 The site relates far more closely to the built development to the 

north than it does to the agricultural land to the south. The extent 

of the site is clearly defined by established landscaped features 

and a new Green Belt boundary could be created around the site 

in line with Government guidance.  
 

6.5 The site is in a sustainable location, a fact confirmed by the 

Council in granting planning permission for the partial 

redevelopment of the site for 5 dwellings in 2015. No concern 

was raised by the Council through the site assessment process in 

terms of sustainability, other than the lack of a footway. 

 

6.6 Given the scale of the housing land supply shortfall identified by 

the Local Plan Inspector and given the need for changes to the 

Green Belt to meet this housing need, this site is considered to 

be an obvious choice. It is in a suitable location, it would cause 

very little harm to the Green Belt, it is highly contained and there 

are no constraints that would prevent development. The 

exclusion of this site renders the plan unsound, particularly given 

that the Plan does not meet housing need. 
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Access Feasibility Report 

Land at Firs Stables, Woodside Lane, Hatfield, Hertfordshire 
Report Ref: A117064-01  

 

Introduction 

WYG have been commissioned by Mr J Kara to provide highways support for a proposed residential 

development of 27 dwellings at land at Firs Stables, Woodside Lane in Hatfield.  

 

The development is being promoted through Welwyn Hatfield Council’s (WHC) call for sites however, 

the Council has rejected the development based on the following transportation grounds, as sited 

within WHC’s Housing and Economic Land Availability Assessment (HELAA) within Appendix A.  

 

“The officer’s report notes that Woodside Lane is a narrow country lane, not designed for pedestrian 

movement (there are no footpaths serving the site and none could be provided within the width of the 

highway or within the gift of the site). The site is not considered to be suitable for allocation. It is not 

served by safe and suitable pedestrian pathways or cyclist routes and neither could they be provided 

within the narrow and enclosed nature of Woodside Lane. The site’s location would not contribute to 

the objectives of LTP4 to achieve modal shift away from the car, encourage movements by sustainable 

transport modes, reduce travel demand and ensure access is safe and suitable for all people, with 

their conclusion being due to the “Lack of suitable access”.  

 

This Access Feasibility Report (AFR) and accompanying drawing have been provided in response to 

the above comments, providing further information to demonstrate suitable access to the site can be 

achieve in accordance with both local and national policy.  

 

Site Access 

Vehicular access into the site will be taken directly via Woodside Lane. An access width of 4.8m could 

be provided into the site, alongside footways of 2m in width. Visibility splays of 2.4m x 215m to the 

north of the site access can be achieved based on the 60mph speed limit, with southern visibility 

splays measuring up to the Great North Road junction (circa 140m). Drawing 

A117064_35_18_001, attached within Appendix B, outlines the site access and its visibility splays. 

 

It is considered that the access, as outlined above, is suitable to cater for the proposed development 

based on Hertfordshire County Council’s Roads in Hertfordshire: A Design Guide 3rd Edition document.  
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Woodside Lane Mitigation 

Measurements along Woodside Lane, using available OS Mapping data, demonstrate that the existing 

carriageway widths are 4.1m - 4.5m, measured between the proposed site access location and Great 

North Road. It is considered that widening the carriageway to a minimum of 4.8m between the site 

access location and Great North Road would ensure simultaneous two-way vehicle flow in accordance 

with Manual for Streets guidance. 

 

Drawing A117064_35_18_001, attached within Appendix B, outlines that the aforementioned 

widening can be undertaken, utilising land that makes up part of the public highway (confirmed by 

Hertfordshire County Council (HCC) Highway Record Plan attached within Appendix C). 

 

In addition to the widening along the carriageway, it is possible to provide a 2m wide footway which 

could link the site to the existing footway provision along Great North Road. The provision will enable 

users of the site to safely access the bus stop along Great North Road which could encourage use of 

sustainable travel modes. 

 

At the time of writing this report, informal parking, which is likely associated with the business uses 

along Woodside Lane, occurs along the eastern verge of the carriageway as outlined within 

Photograph 1. Any future development could provide a formal parking arrangement alongside the 

footway provision, as to mitigate the developments impact on existing operations. Drawing 

A117064_35_18_001, attached within Appendix B, outlines potential parking provision. 

 

Photograph 1 – Woodside Lane Informal Parking Arrangement 

 

 

 

 

 

 

 

 

 

 

 

©Google Street View (April 2019) 
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Summary 

This Access Feasibility Report has been prepared on behalf of Mr J Kara to provide highways support 

for a proposed residential development of 27 dwellings at land at Firs Stables, Woodside Lane in 

Hatfield. A summary of the note is as follows: 

 

• Vehicle access into the site would be taken directly via Woodside Lane, with suitable visibility 

splays achievable based on the 60mph speed limit of the carriageway.  

 

• Widening along Woodside Lane, between the site access and the junction with Great North 

Road, could be achieved as part of any future development, with the works contained solely 

within the red line boundary of the site or highway land (as confirmed by HCC’s highway record 

plans).  

 

• A continuous footway, measuring 2m in width, could be delivered within highway land, linking 

the site with the footway along Great North Road. Such provision would address comments 

raised regarding a lack of pedestrian infrastructure.  

 

• Formal parking spaces could be provided in the location of the existing verge parking associated 

with the industrial uses along Woodside Lane, providing betterment to the existing situation.   

 

Based on the information provided both within this report and attached, it is considered that there are 

no unmitigable highways or transportation constraints as to why the site in question could not be 

allocated within Welwyn Hatfield Council’s Draft Local Plan. 

 

Report Prepared by Andrew Roberts BA (Hons), MCIHT, MTPS 
March 2020 
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Appendix A –Welwyn Hatfield Council HELLA Results 



Appendix 2 – HELAA results by settlement 

278 
 

  

Site Reference:BrP33 Site name: Firs Stables Woodside Lane Bell Bar 
. 
 
 
 
 
 

-  

Site details 
Settlement:  Bell Bar 

Ward Brookmans Park & Little Heath 

Site area 0.8ha 

Site context 

Green Belt / Urban:  Green Belt 

Previously 

developed:  

PDL in part (part formerly PDL, 

buildings now demolished, 

majority of site 

open/undeveloped)  

Land use/character Former equestrian use 

Surrounding land 

uses and character 

Woodland to the east, 

agricultural land to the south, 

residential (The Firs mobile 

home park) to the north. 

Commercial units to the west of 

Woodside Lane 

Site promotion 

Source of 

promotion 

Landowner  

Land use promoted Housing 

Site suitability considerations Comments 

Policy framework: 

 Adopted Development Plan 

 Submitted Local Plan 

 Minerals/Waste Local Plan 

 National policy  

 Other 

District Plan (2005):  GBSP1 and GBSP2 Green Belt – site is 

designated Green Belt. R1: Maximising the use of Previously 

Developed Land, R2: Contaminated Land R17, Trees 

Woodlands and Hedgerows: IM2 Planning Obligations. 

Draft Local Plan (2016): SP3 Settlement Strategy and Green Belt 

boundaries; Policy SP4: Transport and Travel; SADM3: 

Sustainable Travel for All; SP11 Protection and enhancement of 

critical environmental assets; SADM16 Ecology and Landscape. 

Minerals LP 2007: Not a preferred search area  

Waste Local Plan (2012): Policy 12: Sustainable Design, 

Construction and Development. 

NPPF 2018: Section 14 Meeting the challenge of climate 

change, flooding and coastal change; Section 15 Conserving 

and enhancing the natural environment 

Hertfordshire Local Transport Plan 4 

Physical constraints: 

 Access to the site 

 Infrastructure location/capacity 

 Contamination 

 Pollution 

 Flood risk 

 Other 

 Vehicular access from Woodside Lane.  

 No footpath serving the site. 

 HCC Highways makes no comments at the HELAA stage 

due to the size of the site, (although this does not rule out 

the possibility of concerns). 

 The scale of development may require upgrades to the 

wastewater network, (however, see more detailed comments 

below on this)  

 The site is wholly located within Flood Zone 1.  
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BrP33 Firs Stables Woodside Lane Bell Bar (continued) 

Physical constraints: 

 Ground conditions 

 Contamination 

 Flood risk 

 Hazardous risk 

 Other 

 Surface water flood risk affects part of the site: 2%: 1:100yr 

and 14% 1:1000yr). 

 The site is not located within a Groundwater Source 

Protection Zone 

 Contaminated land survey may be required at planning 

application stage due to previous use and proximity to 

other nearby site. 

Potential environmental impacts: 

 Landscape character/features 

 Nature conservation 

 Heritage conservation 

 Residential environment/amenity 

 Other 

 Not part of a Landscape Character area, although adjacent 

to North Mymms Common and Newgate Street Farmed 

Plateau. 

 No recognised ecology sites within site or adjacent. 

However, HCC Ecology note potential for nesting birds in 

trees and roosting bats in mature trees. 

 Within 1,750m of the Water End Swallow Holes SSSI and 

2,240m of Northaw Great Wood SSSI. 

 Grade II Lower Farm Farmhouse located 180m to the 

south. 

 Environmental Health raises no concerns in relation to 

noise or air quality. 

 Commercial uses located to the west of Woodside Lane – 

consistent with para. 182 of NPPF, suitable mitigation may 

need to be considered in any residential development. 

Contribution to regeneration priority 

areas 
None 

Likely market attractiveness for the 

use proposed 

Bell Bar is an attractive semi-rural location in a high demand 

area. Likely to be attractive to the market. (Promoter indicates 

interest). 

Availability Site capacity 
Site ownership Single landowner Promoted  

 

27 dwellings (5 

previously approved  

S6/2014/1403/OP) 

Any known 

constraints 

None known. Site available within 5 

years 

HELAA Scenario/ 

methodology 

 

Other comments 

<2ha = 40dph 

 

 

Planning application 

6/2018/0581/OUTLINE 

for 18 dwellings - 

refused.  

Achievability and deliverability   

Landowner 

timescales 

 

Comments 

No delivery timescales indicated. 

 

Upgrades to wastewater network - 

limited impact on delivery 

HELAA capacity Nil (site not suitable) 

 

Viability issues 

 

Deliverability 

estimate 

None known 

 

N/A 

HELAA density N/A 



Appendix 2 – HELAA results by settlement 

280 
 

  

BrP33 Firs Stables Woodside Lane Bell Bar (continued) 

Conclusions  

HCC Minerals advise that records show sand and gravel is either not workable or absent at BrP33. Should 

the site be taken forward, upgrades to wastewater network are likely to be required. These can take 

between 18 months and 3 years to design and deliver, potentially delaying the delivery. At the planning 

application stage, a preliminary site investigation would be required to ascertain whether remediation would 

be required given the previous site use/proximity to other nearby site and remediation carried out (if 

required). HCC Ecology raise potential for nesting birds and roosting bats in trees on site and to the 

woodland bordering the rear – a preliminary ecological survey would be required. Any archaeological 

interest of this site can be secured by appropriate planning conditions, should permission be granted. Whilst 

no significant issues are raised by HCC Highways at this stage, it should be noted that any development will 

need to comply with the requirements of Roads in Hertfordshire. Safe and appropriate access including for 

emergency and service vehicles, minimum carriageway widths and the types of permitted road connections 

will be assessed in light of the scale of development being proposed at planning application stage. Visibility 

from any access will need to be provided in accordance with Manual for Streets.  

Whilst outline planning permission was granted in April 2015 for 5 houses (S6/2014/1403/OP), pre-

commencement conditions were not discharged prior to the demolition of buildings and it is unlikely that this 

permission can now be implemented because it would appear that the permission was not lawfully 

commenced. Planning permission has subsequently been refused for 18 dwellings (6/2018/0581/OUTLINE) 

for several reasons, including an over-intensive form of development, which would appear cramped, and 

poorly related to the surrounding area. Further, the officer’s report notes that Woodside Lane is a narrow 

country lane, not designed for pedestrian movement (there are no footpaths serving the site and none could 

be provided within the width of the highway or within the gift of the site). The site is not considered to be 

suitable for allocation. It is not served by safe and suitable pedestrian pathways or cyclist routes and neither 

could they be provided within the narrow and enclosed nature of Woodside Lane. The site’s location would 

not contribute to the objectives of LTP4 to achieve modal shift away from the car, encourage movements by 

sustainable transport modes, reduce travel demand and ensure access is safe and suitable for all people.  

Suitable No Available Yes Achievable Yes 
Deliverability 

timescale 
N/A 
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Appendix B – Drawing A117064_35_18_001 
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Appendix C – Hertfordshire County Council Highway Record Plan 
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